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Loan No. 89577

Line of Credit Trust Deed, Security Agreement and Fixture Filing
(Multnomah County, Oregon)

This Line of Credit Tyust Deed, Security Agreement and Fixture Filing (this “Trust Deed”) is made and
given as of the &g{ day of April, 2006, by ADVANCED AMERICAN CONSTRUCTION
PROPERTIES, LLC, an Oregon limited liability company, as grantor, whose address is 8444 NW St.
Helens Road, Portland, Oregon 97231 (the “Borrower™), to FIDELITY NATIONAL TITLE
INSURANCE COMPANY, as Trustee, whose address is 900 SW Fifth Avenue, Portland, Oregon 97204
(the “Trustee”), for the benefit of TRANSAMERICA LIFE INSURANCE COMPANY, an lowa
corporation, as beneficiary, whose address is c/o AEGON USA Realty Advisors, Inc., 4333 Edgewood
Road, N.E., Cedar Rapids, lowa 52499-5443 (the “Lender”). The definitions of capitalized terms used in
this Trust Deed may be found either in Section 3 below, or through the cross-references provided in that
Section.

The final due date of the sums secured hereby is May 1, 2024. The maximum principal amount to be
advanced is Four Million Five Hundred Thousand Dollars ($4,500,000), provided, however that the
maximum principal amount to be advanced may be exceeded by advances to complete construction
pursuant to ORS 86.155 (2) (c), for reasonable protection of the Real Property, including but not limited
to advances to pay real property taxes, hazard insurance premiums, maintenance charges imposed under a
declaration of restrictive covenants, reasonable attorneys’ fees, and other advances described in
Subsection 25.22 or elsewhere in this Trust Deed.

1. RECITALS

A. Under the terms of a commercial Loan Application/Commitment dated June 22, 2005
(the “Commitment”), AEGON USA Realty Advisors, Inc. (*“AEGON™), as agent for the
Lender, agreed to fund a loan in the principal amount of Four Million Five Hundred
Thousand Dollars ($4,500,000) (the “Loan™).

B. The Lender has funded the Loan in the principal amount of Four Million Five Hundred
Thousand Dollars ($4,500,000) in accordance with the Commitment, and to evidence the
Loan, the Borrower has executed and delivered to the Lender a certain Secured
Promissory Note, of even date, in the amount of $4,500,000.

C. The Commitment requires that the Loan be secured by all of the Borrower's existing and
after-acquired interest in certain real property and by certain tangible and intangible
personal property.

2, GRANTING CLAUSE

To secure the repayment of the Indebtedness, any increases, modifications, renewals or
extensions of the Indebtedness, and any substitutions for the Indebtedness, as well as the
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performance of the Borrower’s other Obligations, and in consideration of the sum of ten dollars
($10.00) and other valuable consideration, the receipt and sufficiency of which are
acknowledged, the Borrower grants, bargains, warrants, conveys, alienates, releases, assigns, sets
over and confirms to the Trustee, IN TRUST WITH THE POWER OF SALE FOR THE
BENEFIT OF THE LENDER and to its successors and assigns forever, all of the Borrower’s
existing and after acquired interests in the Real Property, TO HAVE AND TO HOLD the Real
Property and all parts, rights, members and appurtenances thereof, to the use, benefit and behalf
of the Lender and its successors and assigns, IN FEE SIMPLE forever. All amounts secured
hereby and payable under this Trust Deed are due and owing on the first day of the two hundred
seventeenth (217th) calendar month following the date of this Trust Deed.

3. DEFINED TERMS

The following defined terms are used in this Trust Deed. For ease of reference, terms relating
primarily to the security agreement are defined in Subsection 21.1.

“AACI Lease” means the lease to the Tenant dated April 14, 2006.

“Absolute Assignment of Leases and Rents” means the Loan Document bearing this heading.

“Affiliate™ of any person means any entity controlled by, or under common control with, that
person. .

“Appurtenances” means all rights, estates, titles, interests, privileges, easements, tenements, ‘
hereditaments, titles, royalties, reversions, remainders and other interests, whether presently held
by the Borrower or acquired in the future, that may be conveyed as interests in the Land under the
Jaws of Oregon. Appurtenances include the Easements and the Assigned Rights.

“Assigned Rights™ means all of the Borrower’s rights, casements, privileges, tenements,
hereditaments, contracts, claims, licenses or other interests, whether presently existing or arising
in the future. The Assigned Rights include all of the Borrower’s rights in and to:

) any greater estate in the Real Property;

(ii) © insurance policies required to be carried hereunder, including the right to
negotiate claims and to receive Insurance Proceeds and unearned insurance
premiums (except as expressly provided in Subsection 8.2);

(iii) Condemnation Proceeds;

(iv)  licenses and agreements permitting the use of sources of groundwater or water
utilities, septic leach fields, railroad sidings, sewer lines, means of ingress and
egress;

) drainage over other property,

(vi) air space above the Land,

(vii)  mineral rights;
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(viii)  party walls;

(ix) vaults and their usage;

x) franchises;

(xi) commercial tort claims that arise during the Loan term in respect of damages to
the Real Property o to its operations, in respect of any impairment to the value of
the Real Property, or in respect of the collection of any Rents;

(xii)  construction contracts; ,

(xiii)  roof and equipment guarantees and warranties;

(xiv)  building and development licenses and permits;

(xv)  tax credits or other govemmental entitlements, credits or rights, whether or not
vested;

(xvi) licenses and applications (whether or not yet approved or issued);

(xvii) rights under management and service contracts;

(xviii) leases of Fixtures; and

(xix) trade names, trademarks, trade styles, service marks, copyrights, and agreements
with architects, environmental consultants, property tax consultants, engineers,
and any other third party contractors whose services benefit the Real Property.

“Bankruptcy Code” means the Bankruptcy Reform Act of 1978, as amended, 11 U.S.C. Sections
101 et seq., and the regulations promulgated pursuant to those statutes.

“Business Day” means any day when state and federal banks are open for business in Cedar
Rapids, Iowa.

“Condemnation Proceeds” means all money or other property that has been, or is in the future,
awarded or agreed to be paid or given in connection with any taking by eminent domain of all or
any part of the Real Property (including a taking through the vacation of any street dedication or
through a change of grade of such a street), either permanent or temporary, or in connection with
any purchase in lieu of such a taking, or as a part of any related settlement, except for the right to
condemnation proceeds awarded to the Tenant in a separate proceeding in respect of the lost
value of the Tenan!(’s leaschold interest, provided that the award does not reduce, directly or
indirectly, the award to the owner of the Real Property.

“Curable Nonmonetary Default” means any of the acts, omissions, or circumstances specified in
Subsection 10.3 below.

“Default” means any of the acts, omissions, or circumstances specified in Section 10 below.
“Default Rate” means the rate of interest specified as the “Default Rate” in the Note.

“Development Agreements” means all development, utility or similar agreements included in the
Permitted Encumbrances.
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“Easements” means the Borrower's existing and future interests in and to the declarations,
easements, covenants, and restrictions appurtenant to the Land.

“Environmental Indemnity Agreement” means the Loan Document bearing that heading.

“Environmental Laws"” means all present and future laws, statutes, ordinances, rules, regulations,
orders, guidelines, rulings, decrees, notices and determinations of any Governmental Authority to
the extent that they pertain to: (A) the protection of health against environmental hazards; (B) the
protection of the environment, including air, soils, wetlands, and surface and underground water,
from contamination by any substance that may have any adverse health effect on humans,
livestock, fish, wildlife, or plant life, or which may disturb an ecosystem; (C) underground
storage tank regulation or removal; (D) wildlife conservation; (E) protection or regulation of
natural resources; (F) the protection of wetlands; (G) management, regulation and disposal of
solid and hazardous wastes; (H) radioactive materials; (I) biologically hazardous materials; (J)
indoor air quality; or (K) the manufacture, possession, presence, use, generation, storage,
transportation, treatment, release, emission, discharge, disposal, abatement, cleanup, removal,
remediation or handling of any Hazardous Substances. “Environmental Laws” include the
Comprehensive Environmental Response, Compensation, and Liability Act, as amended by the
Superfund Amendments and Reauthorization Act of 1986, 42 U.S.C. §9601 et seq., the Resource
Conservation and Recovery Act, 42 U.S.C. §6901 et seq., the Federal Water Pollution Control
Act, as amended by the Clean Water Act, 33 U.S.C. §1251 et seq., the Clean Air Act, 42 U.S.C.
§7401 et seq., the Toxic Substances Control Act, 15 U.S.C. §2601 et seq., all similar state statutes
and local ordinances, and all regulations promulgated under any of those statutes, and all
administrative and judicial actions respecting such legislation, all as amended from time to time.

“ESA” means the written environmental site assessment of the Real Property obtained under the
terms of the Commitment.

“Escrow Expenses” means those expenses in respect of real and personal property taxes and
assessments, Insurance Premiums and such other Impositions as the Lender pays from time to
time directly from the Escrow Fund using monies accumulated through the collection of Monthly
Escrow Payments.

“Escrow Fund” means the funds deposited by Borrower with the Lender pursuant to Section 9
hereof, as reflected in the accounting entry maintained on the books of the Lender as funds
available for the payment of Escrow Expenses under the terms of this Trust Deed.

“Fixtures” means all materials, supplies, equipment, apparatus and other items now or hereafter
attached to or installed on the Land and Improvements in a manner that causes them to become
fixtures under the laws of Oregon, including all built-in or attached furniture or appliances,
elevators, escalators, heating, ventilating and air conditioning system components, emergency
electrical generators and related fuel storage or delivery systems, septic system components,
storm windows, doors, electrical equipment, plumbing, water conditioning, lighting, cleaning,
snow removal, lawn, landscaping, irrigation, security, incinerating, fire-fighting, sprinkler or
other fire safety equipment, bridge cranes or other installed materials handling equipment,
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satellite dishes or other telecommunication equipment, built-in video conferencing equipment,
sound systems or other audiovisual equipment, and cable television distribution systems, Fixtures
do not include trade fixtures, office furniture and office equipment owned by tenants who are
unrelated to the Borrower. Fixtures expressly include HVAC, mechanical, security and similar
systems of general utility for the operation of the Improvements as leasable commercial real

property.

“Governmental Authority” means any political entity with the legal authority to impose any
requirement on the Property, including the governments of the United States, the State of Oregon,
Multnomah County, the City of Portland, and any other entity with jurisdiction to decide,
regulate, or affect the ownership, construction, use, occupancy, possession, operation,
maintenance, alteration, repair, demolition or reconstruction of any portion or element of the Real

Property.

“Guarantor” means Michael S. Johns, Marvin D. Burch, Jeff Harper, James Daubersmith,
Grayson Hart and Timothy Nelson, jointly and severally.

“Hazardous Substance” means any substance the release of or the exposure to which is
prohibited, limited or regulated by any Environmental Law, or which poses a hazard to human
health because of its toxicity, including, without limitation: (A) any “oil,” as defined by the
Federal Water Pollution Control Act and regulations promulgated thereunder (including crude oil
or any fraction of crude oil), (B) any radioactive substance, and (C) Stachybotrys chartarum or
other molds. However, the term “Hazardous Substance” includes neither (A) a substance used in
the cleaning and maintenance of the Real Property, if the quantity, storage and manner of its use
are customary, prudent, and do not violate applicable law, nor (B) automotive motor oil in
immaterial quantities, if leaked from vehicles in the ordinary course of the operation of the Real
Property and cleaned up in accordance with reasonable property management procedures and in a
manner that violates no applicable law.

“Impositions” means all real and personal property taxes levied against the Property; general or
special assessments; ground rent; water, gas, SEWer, vault, electric or other utility charges;
common area charges; owners’ association dues or fees; fees for any easement, license or
agreement maintained for the benefit of the Property; and any and all other taxes, levies, user
fees, claims, charges and assessments whatsoever that at any time may be assessed, levied or
imposed on the Property or upon its ownership, use, occupancy or enjoyment, and any related
costs, interest or penalties. In addition, “Impositions” include all documentary, stamp or
intangible personal property taxes that may become due in connection with the Indebtedness,
including Indebtedness in respect of any future advance made by the Lender to the Borrower, or
that are imposed on any of the Loan Documents.

~ “Improvements” means, to the extent of the Borrower’s existing and future interest, all buildings
and improvements of any kind erected or placed on the Land now or in the future, including the
Fixtures, together with all appurtenant rights, privileges, Easements, tenements, hereditaments,
titles, reversions, remainders and other interests.
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“Indebtedness” means all sums that are owed or become due pursuant to the terms of the Note,
this Trust Deed, or any of the other Loan Documents or any other writing executed by the
Borrower relating to the Loan, including scheduled principal payments, scheduled interest
payments, default interest, late charges, prepayment premiums, accelerated or matured principal
balances, advances, collection costs (including reasonable attorneys’ fees), reasonable attorneys’
fees and costs in enforcing or protecting the Note, the Trust Deed, or any of the other Loan
Documents in any probate, bankruptcy or other proceeding, receivership costs and all other
financial obligations of the Borrower incurred in connection with the Loan transaction, provided,
however, that this Trust Deed shall not secure any Loan Document or any particular person's
liabilities or obligations under any Loan Document to the extent that such Loan Document
expressly states that it or such particular person's liabilities or obligations are unsecured by this
Trust Deed. Indebtedness shall also include any obligations under agreements executed and
delivered by Borrower which specifically provide that such obligations are secured by this Trust
Deed.

“Insurance Premiums” means all premiums or other charges required to maintain in force any and
all insurance policies that this Trust Deed requires that the Borrower maintain.

“Insurance Proceeds" means (A) all proceeds of all insurance now or hereafter carried by or
payable to the Borrower with respect to the Real Property, including with respect to the
interruption of rents or income derived from the Property, all unearned insurance premiums and
all related claims or demands, and (B) all Proceeds (as defined in Subsection 21.1).

“Land" means that certain tract of land located in the City of Portland, Multnomah County,
Oregon, which is described on the attached Exhibit A, together with the Appurtenances.

“T eases” means the AACI Lease and all other leases, subleases, licenses, concessions, extensions,
renewals and other agreements (whether written or oral, and whether presently effective or made
in the future) through which the Borrower grants any possessory interest in and to, or any right to
occupy or use, all or any part of the Real Property, and any related guaranties.

“Legal Control” means the power, either directly or indirectly, to exercise the authority of the
owner of the Real Property, either as the majority shareholder of the common stock ofa
corporation, as the sole general partner of a limited partnership, as the managing general partner
of a general partnership, or as the sole managers of a limited liability company, provided the
person or entity exercising such authority cannot be divested of such authority without its
consent, either directly or indirectly, except for cause.

“Lega] Requirements” means all laws, statutes, rules, regulations, ordinances, judicial decisions,
administrative decisions, building permits, development permits, certificates of occupancy, or
other requirements of any Governmental Authority.

“I oan Documents” means all documents evidencing the Loan or delivered in connection with the
Loan, whether entered into at the closing of the Loan or in the future.

-11-
AAC Headquarter Building, Portland, Oregon
AEGON Loan No. 89577
Seattle-3289047.2 0027988-00443

AAC002038



“Maximum Permitted Rate” means the highest rate of interest permitted to be paid or collected by
applicable law with respect to the Loan.

“Monthly Escrow Payment” means the sum of the Monthly Imposition Requirement, the Monthly
Insurance Premium Requirement, and the Monthly Reserve Requirement.

“Monthly Imposition Requirement” means one-twelfth (1/12th) of the annual amount that the
Lender estimates will be required to permit the timely payment by the Lender of those
Impositions that the Lender elects, from time to time, to include in the calculation of the Monthly
Imposition Requirement. Such Impositions shall include real and personal property taxes and may
include, at the Lender’s sole and absolute discretion any Impositions that the Borrower has failed
to pay on a timely basis during the term of the Loan. The Lender shall base its estimate on the
most recent information supplied by the Borrower concerning future Impositions. If the Borrower
fails to supply such information or if it is unavailable at the time of estimation, the Lender shall
estimate future Impositions using historical information and an annual inflation factor equal to the
lesser of three percent (3%) and the maximum inflation factor permitted by law.

“Monthly Insurance Premium Requirement” means one-twelfth (1/12th) of the annual amount
that the Lender estimates (based on available historical data and using, if future Insurance
Premiums are as yet undeterminable, a five percent (5%) inflation factor) will be required to
permit the timely payment of the Insurance Premiums by the Lender.

“Monthly Reserve Requirement” means the monthly payment amount which the Lender estimates
will, over the subsequent twelve (12) months, result in the accumulation of a surplus in the
Escrow Fund equal to the sum of the Monthly Imposition Requirement and the Monthly
Insurance Premium Requirement.

“Net Worth Requirement” means the aggregate net worth of the Guarantors most recently
represented to the Lender at the time of the approval of the Loan by AEGON’s Investments
Committee.

“Note” means the Secured Promissory Note dated of even date herewith to evidence the
Indebtedness in the original principal amount of Four Million Five Hundred Thousand Dollars
($4,500,000), together with all extensions, renewals and modifications.

“Notice” means a notice given in accordance with the provisions of Subsection 25.13.

“Obligations” means all of the obligations required to be performed under the terms and
conditions of any of the Loan Documents by any Obligor, except for obligations that are
expressly stated to be unsecured under the terms of another Loan Document.

“Obligor” means the Borrower, any Guarantor, or any other Person that is liable under the Loan
Documents for the payment of any portion of the Indebtedness, or the performance of any other
obligation required to be performed under the terms and conditions of any of the Loan
Documents, under any circumstances.
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“Participations” means participation interests in the Loan Documents granted by the Lender.

“Payment Guarantee” means that certain “Payment Guarantee” entered into by the Guarantor on
the date of this Trust Deed evidencing the full recourse guarantee of the Indebtedness by the
Guarantor.

“Permitted Control Group Member” means each of the following individuals: Michael S. Johns,
Marvin D. Burch, Jeff Harper, James Daubersmith, Grayson Hart and Timothy Nelson.

“Permitted Encumbrances” means (A) the lien of taxes and assessments not yet due and payable,
and (B) those matters of public record listed as special exceptions in the Lender’s title insurance
policy insuring the priority of this Trust Deed.

“Permitted Transfer” means a transfer specifically described in Section 14 as permitted.

“Person” means any individual, corporation, limited liability company, partnership, trust,
unincorporated association, government, governmental authority or other entity.

“Prohibited Structural Change” means a change in the identity of any of the entities through
which the Permitted Control Group Members exercise Legal Control over the Real Property, or a
change in the capacity through which any Permitted Control Group Member exercises such Legal
Control.

“Property” means the Real Property and the Leases, Rents and Personal Property (as defined in
Subsection 21.1 below).

“Rating Agencies” means one or more credit rating agencies approved by Lender.
“Real Property” means the Land and the Improvements.

“Rents” means all rents, income, receipts, issues and profits and other benefits paid or payable for
using, leasing, licensing, possessing, operating from or in, residing in, selling, mining, extracting
minerals from, or otherwise enjoying the Real Property, whether presently existing or arising in
thie future, to which the Borrower may now or hereafter become entitled or may demand or claim
from the commencement of the Loan term through the time of the satisfaction of all of the
Obligations, including security deposits, amounts drawn under letters of credit securing tenant
obligations, minimum rents, additional rents, common area maintenance charges, parking
revenues, deficiency rents, termination payments, space contraction payments, damages
following default under a Lease, premiums payable by tenants upon their exercise of cancellation
privileges, proceeds from lease guarantees, proceeds payable under any policy of insurance
covering loss of rents resulting from untenantability caused by destruction or damage to the Real
Property, all rights and claims of any kind which the Borrower has or may in the future have
against the tenants under the Leases, lease guarantors, or any subtenants or other occupants of the
Real Property, all proceeds of any sale of the Real Property in violation of the Loan Documents,
any future award granted the Borrower in any court proceeding involving any such tenant in any
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bankruptcy, insolvency, or reorganization proceedings in any state or federal court, and any and
all payments made by any such tenant in lieu of rent.

“Restoration” means (A) in the case of a casualty resulting in damage to or the destruction of the
Improvements, the repair or rebuilding of the Improvements to their original condition, or (B) in
the case of the condemnation of a portion of the Real Property, the completion of such work as
may be necessary in order to remedy the effects of the condemnation so that the value and
income-generating characteristics of the Real Property are restored.

“Securities” means mortgage pass-through certificates or other securities evidencing a beneficial
interest in the Loan, issued in a rated or unrated public offering or private placement.

“Securitization” means the issuance of Securities.

“Tenant” means Advanced American Construction, Inc., an Oregon corporation.

4. TITLE

The Borrower represents to and covenants with the Lender and with its successors and assigns
that, at the point in time of the grant of the lien created by this Trust Deed, the Borrower is well
seized of good and indefeasible title to the Real Property, in fee simple absolute, subject to no
lien or encumbrance except the Permitted Encumbrances. The Borrower warrants this estate and
title to the Lender and to its successors and assigns forever, against all lawful claims and demands
of all persons. The Borrower shall maintain mortgagee title insurance issued by a solvent carrier,
covering the Real Property in an amount at least equal to the amount of the Loan’s original
principal balance. This Trust Deed is and shall remain a valid and enforceable first lien on the
Real Property, and if the validity or enforceability of this first lien is attacked by appropriate
proceedings, the Borrower shall diligently and continuously defend it through appropriate
proceedings. Should the Borrower fail to do so, the Lender may at the Borrower’s expense take
all necessary action, including the engagement and compensation of legal counsel, the
prosecution or defense of litigation, and the compromise or discharge of claims. The Borrower
shall defend, indemnify and hold the Lender harmless in any suit or proceeding brought to
challenge or attack the validity, enforceability or priority of the lien granted by this Trust Deed. If
a prior construction, mechanics’ or materialmen’s lien on the Real Property arises by operation of
statute during any construction or repair of the Improvements, the Borrower shall either cause the
lien to be discharged by paying when due any amounts owed to such persons, or shall comply
with Section 12 of this Trust Deed.

S. REPRESENTATIONS OF THE BORROWER

The Borrower represents to the Lender as follows:
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5.1

5.2

5.3

5.4

S.5

5.6

5.7

FORMATION, EXISTENCE, GOOD STANDING

The Borrower is a limited liability company duly organized, validly existing and in good
standing under the laws of Oregon.

POWER AND AUTHORITY

The Borrower has full power and authority to carry on its business as presently
conducted, to own the Property, to execute and deliver the Loan Documents, and to
perform its Obligations.

ANTI-TERRORISM REGULATIONS

No Borrower, Borrower Affiliate, or person owning an interest in the Borrower or any
Borrower Affiliate, is either a “Specially Designated National” or a “Blocked Person™ as
those terms are defined in the Office of Foreign Asset Control Regulations (31 CFR
Section 500 et seq.).

DUE AUTHORIZATION

The Loan transaction and the performance of all of the Borrower’s Obligations have been
duly authorized by all requisite limited liability company action, and each individual
executing any Loan Document on behalf of the Borrower has been duly authorized to do
s0. :

NO DEFAULT OR VIOLATIONS

The execution and performance of the Borrower’s Obligations will not result in any
breach of, or constitute a default under, any contract, agreement, document or other
instrument to which the Borrower is a party or by which the Borrower may be bound or
affected, and do not and will not violate or contravene any law to which the Borrower is
subject; nor do any such other instruments impose or contemplate any obligations which
are or will be inconsistent with the Loan Documents.

NO FURTHER APPROVALS OR ACTIONS REQUIRED

No approval by, authorization of, or filing with any federal, state or municipal or other
governmental commission, board or agency or other governmental authority is necessary
in connection with the authorization, execution and delivery of the Loan Documents by
the Borrower.

DUE EXECUTION AND DELIVERY

Each of the Loan Documents to which the Borrower is a party has been duly executed
and delivered on behalf of the Borrower. :
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5.8

5.9

5.10

5.11

5.12

5.13

5.14

LEGAL, VALID, BINDING AND ENFORCEABLE

Each of the Loan Documents to which the Borrower is a party constitutes the legal, valid
and binding obligation of the Borrower, enforceable against the Borrower in accordance
with its terms.

ACCURATE FINANCIAL INFORMATION

All financial information furnished by the Borrower to the Lender in connection with the
application for the Loan is true, correct and complete in all material respects and does not
omit to state any fact or circumstance necessary to make the statements in them not
misleading, and there has been no material adverse change in the financial condition of
the Borrower since the date of such financial information.

COMPLIANCE WITH LEGAL REQUIREMENTS

All governmental approvals and licenses required for the conduct of the Borrower's
business and for the maintenance and operation of the Real Property in compliance with
applicable law are in full force and effect, and the Real Property is currently being
operated in compliance with the Legal Requirements in all material respects.

CONTRACTS AND FRANCHISES

All contracts and franchises necessary for the conduct of the Borrower’s business and for
the operation of the Real Property in accordance with good commercial practice are in
force.

NO CONDEMNATION PROCEEDING

As of the date of this Trust Deed, the Borrower has no knowledge of any present, pending
or threatened condemnation proceeding or award affecting the Real Property.

NO CASUALTY

As of the date of this Trust Deed, no damage to the Real Property by any fire or other
casualty has occurred, other than damage that has been completely repaired in accordance
with good commercial practice and in compliance with applicable law.

INDEPENDENCE OF THE REAL PROPERTY

The Real Property may be operated independently from other land and improvements not
included within or located on the Land, and it is not necessary to own or control any
property other than the Real Property in order to meet the obligations of the landlord
under any Lease, or in order to comply with the Legal Requirements. .
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5.15

5.16

5.17

518

5.19

5.20

5.21

5.22

COMPLETE LOTS AND TAX PARCELS

The Land is comprised exclusively of tax parcels that are entirely included within the
Land, and, if the Land is subdivided, of subdivision lots that are entirely included within
the Land.

TENANT RIGHTS TO INSURANCE AND CONDEMNATION PROCEEDS

The AACI Lease does not grant to the Tenant a right to receive Insurance Proceeds or
Condemnation Proceeds.

OWNERSHIP OF FIXTURES

The Borrower owns the Fixtures free of any encumbrances, including purchase money
security interests, rights of lessors, and rights of sellers under conditional sales contracts
or other financing arrangements.

COMMERCIAL PROPERTY

The Real Property is commercial rather than residential, and the Loan has not been made
for personal, family or household purposes.

PERFORMANCE UNDER DEVELOPMENT AGREEMENTS

All of the obligations of the owner of the Real Property due under the Development
Agreements have been fully, timely and completely performed and such performance has
been accepted by the related governmental agency or utility company, and no
Governmental Authority has alleged that any default exists under any of the Development
Agreements.

STATUS OF CERTAIN TITLE MATTERS

Each of the Easements included within the Appurtenances (a) is valid and in full force
and effect and may not be amended or terminated, except for cause, without the consent
of the Borrower, (b) has not been amended or supplemented, (c) requires no approval of
the Improvements that has not been obtained, (d) is free of defaults or alleged defaults,
(e) does not provide for any assessment against the Real Property that has not been paid
in full, and (f) has not been violated by the owner of the Real Property or, to the best of
the Borrower’s knowledge, by any tenant of the Real Property.

NON-RESIDENTIAL PROPERTY

This Trust Deed is not and will at all times continue not to be a residential trust deed, as
that term is defined in ORS 86.705 (3).

NO PROHIBITED TRANSACTIONS

The Borrower represents to the Lender that either (a) the Borrower is not an “employee
benefit plan” within the meaning of the Employee Retirement Income Security Act of
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1974, as amended (“ERISA”), that is subject to Title I of ERISA, a “plan” within the
meaning of Section 4975 of the Internal Revenue Code of 1986, as amended (the
“Code”), or an entity that is deemed to hold “plan assets” within the meaning of 29
C.F.R. §2510.3-101 of any such employee benefit plan, or (b) the entering into of the
Loan Documents, the acceptance of the Loan by the Borrower and the existence of the
Loan will not result in a non-exempt prohibited transaction under §406 of ERISA or
Section 4975 of the Code. The Borrower further warrants and covenants that the
foregoing representation will remain true during the term of the Loan.

6. COVENANTS
6.1 GOOD STANDING

The Borrower shall remain in good standing as a limited liability company under the laws
of Oregon and shall maintain in force all statements of fictitious name and registrations
necessary for the lawful operation of its business in Oregon during the term of the Loan.

6.2 NO DEFAULT OR VIOLATIONS

The Borrower shall not enter into any contract, agreement, document or other instrument,
if the performance of the Borrower's Obligations would result in any breach of, or
constitute a default under, any such contract, agreement, document or other instrument, or
if the contract, agreement, document or other instrument would impose or contemplate
any obligations the performance of which would result in a Default under the Loan
Documents or would be inconsistent with the performance of the Borrower's Obligations.

6.3 PAYMENT AND PERFORMANCE

The Borrower shall pay the Indebtedness and perform all of its other Obligations, as and
when the Loan Documents require such payment and performance.

6.4 SPECIAL PURPOSE ENTITY

The Borrower has not and will not:

() engage in any business or activity other than the ownership, operation and
maintenance of the Property, and activities incidental thereto;

(i) acquire or own any assets other than (A) the Property, and (B) such incidental
Personal Property as may be necessary for the operation of the Property;

(iii)  merge into or consolidate with any Person, or dissolve, terminate, liquidate in
whole or in part, transfer or otherwise dispose of all or substantially all of its
assets or change its legal structure;

(iv) fail to observe all organizational formalities, or fail to preserve its existence as an
entity duly organized, validly existing and in good standing (if applicable) under
the Legal Requirements of the jurisdiction of its organization or formation, or

-18-
AAC Headquarter Building, Portland, Oregon
AEGON Loan No. 89577
Seattlc-3289047.2 0027988-00443

AAC002045



)
(vi)
(vii)

(viii)

(%)

(x)
(x1)

(xii)

(xiii)

(xiv)

(xv)

(xvi)
(xvii)

(xviii)

amend, modify, terminate or fail to comply with the provisions of its
organizational documents;

own any subsidiary, or make any investment in, any Person;

commingle its assets with the assets of any other Person;

incur any debt, secured or unsecured, direct or contingent (including
guaranteeing any obligation), other than the Indebtedness, unsecured trade
payables and unsecured equipment leases (both of which must be incurred in the
ordinary course of business relating to the ownership and operation of the
Property) provided the same (x) do not exceed at any time in the aggregate a
maximum amount of three percent (3%) of the outstanding principal amount of
the Note, and (y) are paid within sixty (60) days after the date incurred;

fail to maintain its records, books of account, bank accounts, financial
statements, accounting records and other entity documents separate and apart
from those of any other Person; '
enter into any contract or agreement with any general partner, member,
shareholder, principal or affiliate, except upon terms and conditions that are
intrinsically fair and substantially similar to those that would be available on an
arm’s-length basis with unaffiliated third parties;

maintain its assets in such a manner that it will be costly or difficult to segregate,
ascertain or identify its individual assets from those of any other Person;

assume or guaranty the debts of any other Person, hold itself out to be
responsible for the debts of any other Person, or otherwise pledge its assets for
the benefit of any other Person or hold out its credit as being available to satisfy
the obligations of any other Person;

make any loans or advances to any Person;

fail to file its own tax returns (unless prohibited by Legal Requirements from
doing so);

fail either to hold itself out to the public as a legal entity separate and distinct
from any other Person or to conduct its business solely in its own name or fail to
correct any known misunderstanding regarding its separate identity;

fail to maintain adequate capital for the normal obligations reasonably
foreseeable in a business of its size and character and in light of its contemplated
business operation;

fail to allocate shared expenses (including shared office space) and to use
separate stationery, invoices and checks;

fail to pay its own liabilities (including salaries of its own employees) from its
own funds; and

acquire obligations or securities of its partners, members, shareholders or other
affiliates, as applicable.
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6.5 PAYMENT OF IMPOSITIONS

The Borrower shall pay the Impositions on or before the last day on which they may be
paid without penalty or interest, and shall, within thirty (30) days, furnish the Lender with
a paid receipt or a cancelled check as evidence of payment. If the Lender does not receive
such evidence, the Lender may obtain it directly. If it does so, the Lender will charge the
Borrower an administrative fee of Two Hundred Fifty Dollars ($250) for securing the
evidence of payment. The payment of this fee shall be a demand obligation of the
Borrower. The Borrower may meet the Imposition payment requirements of this
Subsection 6.5 by remitting the Monthly Escrow Payments when due, by immediately
providing Notice to the Lender of any new Imposition or increased Imposition unknown
to the Lender, and by paying to the Lender on demand any amount required to increase
the Escrow Fund to an amount sufficient to permit the Lender to pay all Impositions from
the Escrow Fund on time. If the Borrower wishes to contest the validity or amount of an
Imposition, it may do so by complying with Section 6.18. If any new Legal Requirement
(other than a general tax on income or on interest payments) taxes the Trust Deed so that
the yield on the Indebtedness would be reduced, and the Borrower may lawfully pay the
tax or reimburse the Lender for its payment, the Borrower shall do so.

6.6 LEGAL CONTROL OF THE REAL PROPERTY

Under the terms of the Loan Documents, the Real Property shall remain under the Legal
Control of the Permitted Control Group Members during the term of the Loan.

6.7 MAINTENANCE OF THE REAL PROPERTY

The Borrower shall not commit or permit any waste of the Real Property as a physical or
economic asset, and agrees to maintain in good repair the Improvements, including
structures, roofs, mechanical systems, parking lots or garages, and other components of
the Real Property that are necessary or desirable for the use of the Real Property, or
which the Borrower as landlord under any Lease is required to maintain for the benefit of
any tenant. In its performance of this Obligation, the Borrower shall promptly and in a
good and workmanlike manner repair or restore, as required under Subsection 6.18, any
elements of the Improvements that are damaged or destroyed. The Borrower shall also
replace roofs, parking lots, mechanical systems, and other elements of the Improvements
requiring periodic replacement. The Borrower shall carry out such replacements no less
frequently than would a commercially reasonable owner intending to maintain the
maximum income-generating potential of the Real Property over its reasonable economic
life. The Borrower shall not, without the prior written consent of the Lender, demolish,
reconfigure, or materially alter the structural elements of the Improvements, unless such
an action is the obligation of the Borrower under a Lease approved by Lender or for
which the Lender's approval is not required under the Absolute Assignment of Leases and
Rents. The Lender agrees that any request for its consent to such an action shall be
deemed given if the Lender does not respond within fifteen (15) Business Days to any
written request for such a consent, if the request is accompanied by all materials required
to permit the Lender to analyze the proposed action.
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6.8

6.9

6.10

6.11

6.12

6.13

6.14

USE OF THE REAL PROPERTY

The Borrower agrees that the Real Property may only be used as an office and warehouse
property and for no other purpose.

LEGAL REQUIREMENTS

The Borrower shall maintain in full force and effect all governmental approvals and
licenses required for the conduct of the Borrower’s business and for the maintenance and
operation of the Real Property in compliance with applicable law, and shall comply with
all Legal Requirements relating to the Real Property at all times.

CONTRACTS AND FRANCHISES

The Borrower shall maintain in force all contracts and franchises necessary for the
conduct of the Borrower’s business and for the operation of the Real Property in
accordance with good commercial practice.

COVENANTS REGARDING CERTAIN TITLE MATTERS

The Borrower shall promptly pay, perform and observe all of its obligations under the
Easements included within the Appurtenances or under reciprocal easement agreements,
operating agreements, declarations, and restrictive covenants included in the Permitted
Encumbrances, shall not modify or consent to the termination of any of them without the
prior written consent of the Lender, shall promptly furnish the Lender with copies of all
notices of default under them, and shall cause all covenants and conditions under them
and benefiting the Real Property to be fully performed and observed.

INDEPENDENCE OF THE REAL PROPERTY

The Borrower shall maintain the independence of the Real Property from other land and

improvements not included within or located on the Land. In fulfilling this covenant, the
Borrower shall neither take any action which would make it necessary to own or control

any property other than the Real Property in order to meet the obligations of the landlord
under any Lease, or in order to comply with the Legal Requirements, nor take any action
which would cause any land or improvements other than the Land and the Improvements
to rely upon the Land or the Improvements for those purposes.

COMPLETE LOTS AND TAX PARCELS

The Borrower shall take no action that would result in the inclusion of any portion of the
Land in a tax parcel or subdivision lot that is not entirely included within the Land.
COMMERCIAL PROPERTY

The Real Property shall be used for commercial rather than for residential, personal,
family or household purposes. '
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6.15

6.16

6.17

6.18

6.19

6.20

PERFORMANCE UNDER DEVELOPMENT AGREEMENTS

The Borrower shall fully, timely and completely perform all of the obligations of the
owner of the Real Property due under the Development Agreements and shall cause no
default under any of the Development Agreements.

STATUS OF CERTAIN TITLE MATTERS

The Borrower shall not take or fail to take any action with respect to the Easements
included within the Appurtenances or the reciprocal easement agreements, operating
agreements, declarations, and restrictive covenants included in the Permitted
Encumbrances if, as the result of such an action or failure, the subject Easement or other
title matter would (a) be rendered invalid or without force or effect, (b) be. amended or
supplemented without the consent of the Lender, (c) be placed in default or alleged
default, (d) result in any lien against the Real Property, or (¢) give rise to any assessment
against the Real Property, unless immediately paid in full.

NON-RESIDENTIAL PROPERTY

This Trust Deed shall at all times continue not to be a residential trust deed, as that term
is defined in ORS 86.705 (3).

RESTORATION UPON CASUALTY OR CONDEMNATION

If a casualty or condemnation occurs, the Borrower shall promptly commence the
Restoration of the Real Property, to the extent that the Lender has made Insurance
Proceeds or Condemnation Proceeds available to the Borrower for such Restoration.

PERFORMANCE OF LANDLORD OBLIGATIONS

The Borrower shall perform its obligations as landlord under the Leases, and shall neither
take any action, nor fail to take any action, if the action or failure would be inconsistent
with the commercially reasonable management of the Real Property for the purpose of
enhancing its long-term performance and value. The Borrower shall not, without the
Lender’s written consent, extend, modify, declare a default under, terminate, or enter into
any Lease of the Real Property.

FINANCIAL REPORTS AND OPERATING STATEMENTS

(a) Maintenance of Books and Records

During the term of the Loan, the Borrower shall maintain complete and accurate
accounting and operational records, including copies of all Leases and other
material written contracts relating to the Real Property, copies of all tax
statements, and evidence to support the payment of all material property-related
expenses.
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(b)

(c)

@

Delivery of Financial and Property-Related Information

Within one hundred twenty (120) days after the end of each of its fiscal years, or,
if a Default exists, on demand by the Lender, the Borrower shall deliver to the
Lender (A) copies of the financial statements of the Borrower, including balance
sheets and earnings statements, (B) a complete and accurate operating statement
for the Real Property, and (C) a complete rent roll, all in form satisfactory to the
Lender. The rent roll must be certified by the Borrower to be true and correct and
must include each tenant’s name, premises, square footage occupied and leased,
rent, lease expiration date, renewal options and related rental rates, delinquencies,
vacancies, other income, expenses, and the existence of any unsatisfied landlord
obligations, e.g. in respect of free rent periods, unfinished tenant improvements
or other leasing costs. For so long as the AACI Lease is in force, the foregoing
requirement may, in respect of the rent roll only, be satisfied by delivering a
letter confirming (A) that the AACI Lease is in force and has not been modified
except in accordance with the Loan Documents, (B) that, to the knowledge of the
Borrower, no tenant default exists, and (C) that no material landlord default has
been asserted in writing. If the Borrower fails to deliver the items required in this
Subsection, the Lender may engage an accounting firm to prepare the required
items. The Borrower shall cooperate fully with any investigative audit required to
permit the accounting firm to produce these items, and the fees and expenses
incurred in connection with their preparation shall be paid on demand by the
Borrower.

Effect of Failure to Deliver Financial and Property Reports

If no Default exists and the Borrower fails to provide the financial and property
reports required under this Section within one hundred twenty (120) days of the
close of any fiscal year, the Lender will provide a Notice of this failure and a
thirty (30)-day opportunity to cure before a Default shall exist. All monthly
payments of principal and interest under the Note that become due after this cure
period has elapsed but before the reports are received by the Lender must be
accompanied by a fee of .000834 times the principal balance of the Loan at the
beginning of the previous month, regardless of whether the Notice has asserted
that the failure constitutes a Default under this Trust Deed. This fee is to
compensate the Lender for (A) the increased risk resulting from the Lender’s
inability to monitor and service the Loan using up-to-date information, and (B)
the reduced value and liquidity of the Loan as a financial asset.

Certification of Information

The financial and operating statements provided under this Subsection need not,
as an initial matter, be certified by an independent certified public accountant as
having been prepared in accordance with generally accepted accounting
principles, consistently applied, or, in the case of financial statements prepared
on a cash or income tax basis, or of operating statements, as not materially
misleading based on an audit conducted in accordance with generally accepted
auditing standards. The Borrower shall, however certify that such statements are
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6.21

6.22

6.23

6.24

6.25

true and correct, and the Lender expressly reserves the right to require such a
certification by an independent certified public accountant if a Default exists or if
the Lender has reason to believe that any previously provided financial or
operating statement is misleading in any material respect.

ESTOPPEL STATEMENTS

Upon request by the Lender, the Borrower shall, within ten (10) Business Days of Notice
of the request, furnish to the Lender or to whom it may direct, a written statement
acknowledging the amount of the Indebtedness and disclosing whether any offsets or
defenses exist against the Indebtedness. Thereafter, the Borrower shall be estopped from
asserting any other offsets or defenses alleged to have arisen as of the date of the

. statement.

PROHIBITION ON CERTAIN DISTRIBUTIONS

If a Default exists under Subsection 10.1 or under any of Subparagraphs (b), (¢), (d), (¢)
or (f) of Subsection 10.2, the Borrower shall not pay any dividend or make any
partnership, trust or other distribution, and shall not make any payment or transfer any
property in order to purchase, redeem or retire any interest in its beneficial interests or
ownership.

USE OF LOAN PROCEEDS

The Loan proceeds shall be used solely for commercial purposes.

PROHIBITION ON CUTOFF NOTICES

The Borrower shall not issue any Notice to the Lender to the effect that liens on the Real
Property after the date of the Notice will enjoy priority over the lien of this Trust Deed.

PROHIBITED PERSON COMPLIANCE

Borrower warrants, represents and covenants that neither Borrower nor any Obligor nor
any of their respective affiliated entities is or will be an entity or person (i) that is listed in
the Annex to, or is otherwise subject to the provisions of, Executive Order 13224 issued
on September 24, 2001 (“EO13224"), (ii) whose name appears on the United States
Treasury Department's Office of Foreign Assets Control (“OFAC”) most current list of
“Specifically Designated National and Blocked Persons” (which list may be published
from time to time in various mediums including, but not limited to, the OFAC website,
http:www.treas.gov/ofac/t1 1sdn.pdf), (iii) who commits, threatens to commit or supports
“terrorism’”, as that term is defined in EO 13224, or (iv) who is otherwise affiliated with
any entity or person listed above (any and all parties or persons described in subparts [i] -
{iv] above are herein referred to as a “Prohibited Person”). Borrower covenants and
agrees that neither Borrower, nor any Obligor nor any of their respective affiliated
entities will (i) conduct any business, nor engage in any transaction or dealing, with any
Prohibited Person, including, but not limited to, the making or receiving of any
contribution of funds, goods, or services to or for the benefit of a Prohibited Person, or
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(ii) engage in or conspire to engage in any transaction that evades or avoids, or has the
purpose of evading or avoiding, or attempts to violate, any of the prohibitions set forth in
EO13224. Borrower further covenants and agrees to deliver (from time to time) to Lender
any such certification or other evidence as may be requested by Lender in its sole and
absolute discretion, confirming that (i) neither Borrower nor any Obligor is a Prohibited
Person, and (ii) neither Borrower nor any Obligor has engaged in any business,
transaction or dealings with a Prohibited Person, including, but not limited to, the making
or receiving of any contribution of funds, goods, or services, to or for the benefit of a
Prohibited Person. '

INSURANCE REQUIREMENTS

At all times until the Indebtedness is paid in full, the Borrower»,s_hall maintain insurance coverage
and administer insurance claims in compliance with this Section.

7.1 REQUlRED COVERAGES

(@)

(®)

()

@

(¢)

Open Perils/Special Form/Special Perils Property

The Borrower shall maintain “Open Perils,” “Special Form,” or ““Special Perils”
property insurance coverage in an amount not less than one hundred percent
(100%) of the replacement cost of all insurable elements of the Real Property and
of all tangible Personal Property, with coinsurance waived, or if a coinsurance
clause is in effect, with an agreed amount endorsement acceptable to the Lender.
Coverage shall extend to the Real Property and to all tangible Personal Property.

Broad Form Boiler and Machinery

If any boiler or other machinery is located on or about the Real Property, the
Borrower shall maintain broad form boiler and machinery coverage, including a
form of business income coverage.

Flood

If the Real Property is located in a special flood hazard area (that is, an area
within the 100-year floodplain) according to the most current flood insurance rate
map issued by the Federal Emergency Management Agency and if flood
insurance is available, the Borrower shall maintain flood insurance coverage on
all insurable elements of Real Property and of all tangible Personal Property.

Business Interruption

The Borrower shall maintain a form of business income coverage in the amount
of eighty percent (80%) of one year’s business income from the Property.
Comprehensive/General Liability

The Borrower shall maintain commercial general liability coverage (which may
be in the form of umbrella/excess liability insurance) with a One Million Dollar
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($1,000,000) combined single limit per occurrence and a minimum aggregate
limit of Two Million Dollars ($2,000,000).

1), Liguor Liability
The Borrower shall maintain liquor liability coverage; if applicable law may
impose liability on those selling, serving, or giving alcoholic beverages to others

and if such beverages will be sold, served or given on the Real Property by the
Borrower.

(g Elective Coverages

The Lender may require additional coverages appropriate to the property type
and site location. Additional coverages may include earthquake, windstorm, mine
subsidence, sinkhole, personal property, supplemental liability, or coverages of
other property-specific risks.

h) Wuaiver of Earthquake Coverage Requirement

The Lender agrees that no earthquake coverage shall be required unless the Real
Property is now or in the future located in a Seismic Zone III, IV or its
equivalent, that is, a zone where major damage may occur, and that is adjacent to
a major fault system. If such a requirement is imposed, the Borrower may at its
expense obtain a study, prepared by a consultant approved in advance by the
Lender, opining that the probable maximum loss in the event of an earthquake
would be less than twenty-five percent (25%) of the value of the Real Property.
If such a study is obtained, the Lender will waive its requirement.

7.2 PRIMARY COVERAGE

Each coverage required under this Section shall be primary rather than contributing or
secondary to the coverage Borrower may carry for other properties or risks, provided,
however, that blanket coverage shall be acceptable if (a) the policy includes limits by
property location, and (b) the Lender determines, in the exercise of its sole and absolute
discretion, that the amount of such coverage is sufficient in light of the other risks and
properties insured under the blanket policy.

7.3 How THE LENDER SHALL BE NAMED

On all property insurance policies and coverages required under this Section (including
coverage against loss of business income), the Lender must be named as "first
mortgagee" under a standard mortgagee clause. On all liability policies and coverages,
the Lender must be named as an “additional insured.” The Lender shall be referred to
verbatim as follows: “Transamerica Life Insurance Company, and its successors, assigns,
and affiliates; as their interest may appear; c/0 AEGON USA Realty Advisors, Inc.;
Mortgage Loan Dept.; 4333 Edgewood Rd., NE; Cedar Rapids, Iowa 52499-5443.

7.4 RATING

Each insurance carrier providing insurance required under this Section must have,
independently of its parent’s or any reinsurer’s rating, a General Policyholder Rating of
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A, and a Financial Rating of VIII or better, as reported in the most current issue of Best’s
Insurance Guide, or as reported by Best on its internet web site.

7.5 DEDUCTIBLE

The maximum deductible on each required coverage or policy is Fifty Thousand Dollars
($50,000).

7.6 NOTICES, CHANGES AND RENEWALS

All policies must require the insurance carrier to give the Lender a minimum of ten (10)
days’ notice in the event of modification, cancellation or termination for non payment of
premium and a minimum of thirty (30) days’ notice of non renewal. The Borrower shall
report to the Lender immediately any facts known to the Borrower that may adversely
affect the appropriateness or enforceability of any insurance contract, including, without
limitation, changes in the ownership or occupancy of the Real Property, any hazard to the
Real Property and any matters that may give rise to any claim. Prior to expiration of any
policy required under this Section, the Borrower shall provide either (a) an original or
certified copy of the renewed policy, or (b) a “binder,” an Acord 28 (real property),
Acord 27 (personal property) or Acord 25 (liability) certificate, or another document
satisfactory to the Lender conferring on the Lender the rights and privileges of
mortgagee. If the Borrower meets the foregoing requirement under clause (b), the
Borrower shall supply an original or certified copy of the original policy within ninety
(90) days. All binders, certificates, documents, and original or certified copies of policies
must name the Borrower as a named insured or as an additional insured, must include the
complete and accurate property address and must bear the original signature of the
issuing insurance agent.

7.7 UNEARNED PREMIUMS

If this Trust Deed is foreclosed, the Lender may at its discretion cancel any of the
insurance policies required under this Section and apply any unearned premiums to the
Indebtedness.

7.8 INSURANCE DISCLOSURE NOTICE

UNLESS THE BORROWER PROVIDES LENDER WITH EVIDENCE OF
INSURANCE COVERAGE AS REQUIRED BY THIS TRUST DEED, THE LENDER
MAY PURCHASE INSURANCE AT THE BORROWER’S EXPENSE TO PROTECT
ITS INTEREST. THIS INSURANCE MAY, BUT NEED NOT, ALSO PROTECT THE
BORROWER’S INTEREST. IF THE IMPROVEMENTS BECOME DAMAGED, THE
COVERAGE THE LENDER PURCHASES MAY NOT PAY ANY CLAIM THE
BORROWER MAKES OR ANY CLAIM MADE AGAINST THE BORROWER. THE
BORROWER MAY LATER CANCEL THIS COVERAGE BY PROVIDING THE
LENDER WITH EVIDENCE THAT IT HAS OBTAINED PROPERTY COVERAGE
ELSEWHERE. THE BORROWER IS RESPONSIBLE FOR THE COST OF ANY
INSURANCE PURCHASED BY THE LENDER. THE COST OF THIS INSURANCE
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8.

MAY BE ADDED TO THE INDEBTEDNESS. I[F THE COST IS ADDED TO THE
INDEBTEDNESS, THE DEFAULT RATE SHALL APPLY TO THIS ADDED
AMOUNT. THE EFFECTIVE DATE OF COVERAGE MAY BE THE DATE ANY
PRIOR COVERAGE LAPSED OR THE DATE BORROWER FAILED TO PROVIDE
PROOF OF COVERAGE. THE COVERAGE LENDER OBTAINS MAY BE
CONSIDERABLY MORE EXPENSIVE THAN INSURANCE THE BORROWER
MIGHT HAVE OBTAINED ON ITS OWN AND MAY NOT SATISFY ANY NEED
FOR PROPERTY DAMAGE COVERAGE OR ANY MANDATORY LIABILITY
INSURANCE REQUIREMENTS IMPOSED BY APPLICABLE LAW.

INSURANCE AND CONDEMNATION PROCEEDS

8.1

8.2

8.3

8.4

PROVISIONS OF APPROVED AACI LEASE TO GOVERN -

The Lender agrees to permit the use of Insurance Proceeds and Condemnation Proceeds
consistently with the terms of the AACI Lease approved by the Lender at the time of the
origination of the Loan if no Default exists, if the Borrower is obligated under the AACI
Lease to effect the Restoration of the Real Property, if the Lender may hold the Insurance
Proceeds or Condemnation Proceeds and condition their disbursement as described in
Subsections 8.5 and 8.7, and if the Tenant under the AACI Lease confirms to the Lender
in writing that it is committed to pay full Rent following the completion of the
Restoration. The remaining provisions of this Section shall apply to the extent that they
are consistent with the terms of the approved AACI Lease.

ADJUSTMENT AND COMPROMISE OF CLAIMS AND AWARDS

The Borrower may settle any insurance claim or condemnation proceeding if the effect of
the casualty or the condemnation may be remedied for $50,000 or less. If a greater sum is
required, the Borrower may not settle any such claim or proceeding without the advance
written consent of the Lender. If a Default exists, the Borrower may not settle any
insurance claim or condemnation proceeding without the advance written consent of the
Lender.

DIRECT PAYMENT TO THE LENDER OF PROCEEDS

If the Insurance Proceeds received in connection with a casualty or the Condemnation
Proceeds received in respect of a condemnation exceed $50,000, or if there is a Default,
then such proceeds shall be paid directly to the Lender. The Lender shall have the right to
endorse instruments which evidence proceeds that it is entitled to receive directly.

AVAILABILITY TO THE BORROWER OF PROCEEDS

The Borrower shall have the right to use the Insurance Proceeds or the Condemnation
Proceeds to carry out the Restoration of the Real Property, if the amount received is less
than Two Hundred Fifty Thousand Dollars ($250,000), subject to the conditions set forth
in Subsections 8.5, 8.6, and 8.7 of this Section.
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If the amount received in respect of a casualty or condemnation equals or exceeds Two
Hundred Fifty Thousand Dollars ($250,000), and if the Loan-to-Value ratio of the
Property on completion will be seventy-five percent (75%) or less, as determined by the
Lender in its discretion based on its estimate of the market value of the Real Property, the
Lender shall receive such Insurance Proceeds or Condemnation Proceeds directly and
hold them in a fund for Restoration subject to the conditions set forth in Subsections 8.5
8.6, and 8.7 of this Section. If the Lender’s estimate of the market value of the Real
Property implies a Loan-to-Value ratio of over seventy-five percent (75%), and the
Borrower disagrees with the Lender’s estimate, the Borrower may require that the Lender
engage an independent appraiser (the “Fee Appraiser”) to prepare and submit to AEGON
a full narrative appraisal report estimating the market value of the Real Property. The Fee
Appraiser shall be certified in Oregon and shall be a member of a national appraisal
organization that has adopted the Uniform Standards of Professional Appraisal Practice
(USPAP) established by the Appraisal Standards Board of the Appraisal Foundation. The
Fee Appraiser will be required to use assumptions and limiting conditions established by
the Lender and to prepare the appraisal in conformity with the Lender’s Appraisal
Guidelines. For purposes of this Section, the independent appraiser’s value conclusion
shall be binding on both the Lender and the Borrower. The Borrower shall have the right
to make a prepayment of the Loan, without premium, sufficient to achieve this Loan-to-
Value ratio. The independent fee appraisal shall be at the Borrower’s expense, and the
Borrower shall pay to the Lender an administrative fee of Two Thousand Five Hundred
Dollars ($2,500) in connection with its review. The Lender may require that the Borrower
deposit Ten Thousand Dollars ($10,000) with the Lender as security for these expenses or
may pay the fee appraiser’s and administrative fees from the proceeds at its sole
discretion.

Unless the Borrower has the right to use the Insurance Proceeds or the Condemnation
Proceeds under the foregoing paragraphs, the Lender may, in its sole and absolute
discretion, either apply them to the Loan balance or disburse them for the purposes of
repair and reconstruction, or to remedy the effects of the condemnation. No prepayment
premium will be charged on Insurance Proceeds or Condemnation Proceeds applied to
reduce the principal balance of the Loan.

8.5 CONDITIONS TO AVAILABILITY OF PROCEEDS

The Lender shall have no obligation to release Insurance Proceeds or Condemnation
Proceeds to the Borrower, and may hold such amounts as additional security for the
Loan, if (a) a Default exists under the Note or this Trust Deed, (b) a payment Default has
occurred during the preceding twelve (12) months, or (c) if the Insurance Proceeds or
Condemnation Proceeds received by the Lender and any other funds deposited by the
Borrower with the Lender are insufficient, as determined by the Lender in its reasonable
discretion, to complete the Restoration. If a Default exists, the Lender may at its sole and
absolute discretion apply such Insurance Proceeds and Condemnation Proceeds to the full
or partial cure of the Default.
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10.

8.6 PERMITTED MEZZANINE FINANCING FOR REBUILDING OR REMEDIATION OF THE EFFECT
OF TAKING BY EMINENT DOMAIN

If the Lender reasonably determines that the Insurance Proceeds or Condemnation
Proceeds received in respect of a casualty or condemnation, as the case may be, would be
insufficient to permit the Borrower to restore the Improvements to their condition before
the casualty, or to remedy the effect on the Real Property of the condemnation, then the
Borrower shall use its best efforts to secure such additional funds as are necessary to
effect the Restoration. Interests in the Borrower may be pledged as security to the extent
necessary in connection with any such financing.

8.7 DRAW REQUIREMENTS

The Borrower's right to receive Insurance Proceeds and Condemnation Proceeds held by
the Lender under this Section shall be conditioned on the Lender’s approval of plans and
specifications for the Restoration. Each draw shall be in the minimum amount of Fifty
Thousand Dollars ($50,000). Draw requests shall be accompanied by customary evidence
of construction completion, and by endorsements to the Lender’s mortgagee title
insurance coverage insuring the absence of construction, mechanics’ or materialmen’s
liens. Draws based on partial completion of the Restoration shall be subject to a ten
percent (10%) holdback. All transactional expenses shall be paid by the Borrower.

ESCROW FUND

The Borrower shall pay the Monthly Escrow Payment on the first (1st) day of every month,
commencing with the month in which the first regular payment of principal and interest is due.
The Lender shall hold Monthly Escrow Payments in a non-interest-bearing fund from which the
Lender will pay on a timely basis those Escrow Expenses that the Lender has anticipated will
become payable on a regular basis during the Loan’s term, and on which the Lender has based its
determination of the Monthly Imposition Requirement, the Monthly Insurance Premium
Requirement and the Monthly Reserve Requirement. The Escrow Fund will be maintained as an
accounting entry in the Lender’s general account, where it may be commingled with the Lender’s
other funds. The Lender may reanalyze the projected Escrow Expenses from time to time and
shall advise the Borrower of any change in the amount of the Monthly Escrow Payment. Upon
the foreclosure of this Trust Deed, the delivery of a deed in lieu of foreclosure, or the payoff of
the Loan, the Lender shall apply amounts in the Escrow Fund, net of accrued Escrow Expenses,
to the Indebtedness. The Lender shall remit any amounts in excess of the Indebtedness to the
Borrower.

DEFAULT
10.1  PAYMENT DEFAULTS

A “Default” shall exist without Notice upon the occurrence of any of the following
events: '
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(@)

(b)

(©

Scheduled Payments

The Borrower’s failure to pay, or to cause to be paid, (i) any regular monthly
payment of principal and interest under the Note, together with any required
Monthly Escrow Payment, on or before the tenth (10™) day of the month in
which it is due, or (ii) any other scheduled payment under the Note, this Trust
Deed or any other Loan Document.

Payment at Maturity

The Borrower’s failure to pay, or to cause to be paid, the Indebtedness when the
Loan matures by acceleration under Section 16, because of a transfer or
encumbrance under Section 13, or by lapse of time.

Demand Obligations

The Borrower’s failure to pay, or to cause to be paid, within five (5) Business
Days of the Lender’s demand, any other amount required under the Note, this
Trust Deed or any of the other Loan Documents.

102 INCURABLE NONMONETARY DEFAULT

A Default shall exist upon any of the following:

(a)

(b)

(c)

@

(e)

Material Untruth or Misrepresentation

The Lender’s discovery that any representation made by the Borrower in any
Loan Document was materially untrue or misleading when made, if the
misrepresentation either was intentional or is not capable of being cured as

described in Subsection 1,1(i)(a) below.
Due on Sale or Encumbrance

The occurrence of any sale, conveyance, transfer or vesting or any Prohibited
Structural Change that would result in the Loan becoming immediately due and
payable at the Lender’s option under Section 13.

Voluntary Bankruptcy Filing

The filing by the Borrower or any Guarantor of a petition in bankruptcy or for
relief from creditors under any present or future law that affords general
protection from creditors.

Insolvency

The failure of the Borrower generally to pay its debts as they become due, its
admission in writing to an inability so to pay its debts, the making by the
Borrower of a general assignment for the benefit of creditors, or a judicial
determination that the Borrower is insolvent.

Receivership

The appointment of a receiver or trustee to take possession of any of the assets of

the Borrower.
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*)

v

Levy or Attachment
The taking or seizure of any material portion of the Property under levy of

~ execution or attachment.

Lien

The filing against the Real Property of any lien or claim of lien for the
performance of work or the supply of materials, or the filing of any federal, state
or local tax lien against the Borrower, or against the Real Property, unless the
Borrower promptly complies with Section 12 of this Trust Deed.

Defaults under other Loan Documents

The existence of any default under any other Loan Document, provided any
required Notice of such default has been given and any applicable cure period
has expired.

Dissolution or Ligquidation

The Borrower shall initiate or suffer the commencement of a proceeding for its
dissolution or liquidation, and such proceeding shall not be dismissed within
thirty (30) days, or the Borrower shall cease to exist as a legal entity (unless
resulting in a Permitted Transfer).

10.3  CURABLE NON-MONETARY DEFAULT

A Default shall exist, following the cure periods specified below, under the following
circumstances:

(@)

(b)

Unintentional Misrepresentations that are Capable of Being Cured

A “Default” shall exist, with Notice, if the Lender discovers that the Borrower
has unintentionally made any material misrepresentation that is capable of being
cured, unless the Borrower promptly commences and diligently pursues a cure of
the misrepresentation approved by the Lender, and completes the cure within
thirty (30) days. Any such cure shall place the Lender in the risk position that
would have existed had the false representation been true when made.

Involuntary Bankruptcy or Similar Filing

The Borrower or any Guarantor becomes the subject of any petition or action
seeking to adjudicate it bankrupt or insolvent, or seeking liquidation, winding up,
reorganization, arrangement, adjustment, protection, relief, or composition of it
or its debts under any law relating to bankruptcy, insolvency or reorganization or
relief, or that may result in a composition of its debts, provide for the marshaling
of the Borrower’s or any Guarantor’s assets for the satisfaction of its debts, or
result in the judicially ordered sale of the Borrower’s or any Guarantor’s assets
for the purpose of satisfying its obligations to creditors, unless a motion for the
dismissal of the petition or other action is filed within ten (10) days and results in
its dismissal within sixty (60) days of the filing of the petition or other action.
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11.

12.

(c) Entry of a Material Judgment

Any judgment is entered against the Borrower or any other Obligor, and the
judgment may materially and adversely affect the value, use or operation of the
Real Property, unless the judgment is satisfied within ten (10) Business Days.

(d) Other Defaults

The Borrower fails to observe any promise or covenant made in this Trust Deed,
unless the failure results in a Default described elsewhere in this Section 10,
provided the Lender delivers written Notice to the Borrower of the existence of
such an act, omission or circumstance, and that such an act, omission or
circumstance shall constitute a Default under the Loan Documents unless the
Borrower promptly initiates an effort to cure the potential Default, pursues the
cure diligently and continuously, and succeeds in effecting the cure within one
hundred twenty (120) days of it is given Notice. The Lender shall afford the
Borrower an additional period of one hundred twenty (120) days in cases where
construction or repair is needed to cure the potential Default, and the cure cannot
be completed within the first one hundred twenty (120) day cure period. During
the cure period, the Borrower has the obligation to provide on demand
satisfactory documentation of its effort to cure, and, upon completion, evidence
that the cure has been achieved. All notice and cure periods provided in this Trust

Deed shall run concurrently with any notice or cure periods provided by law and

in any of the other Loan Documents.

RIGHT TO CURE

The Lender shall have the right to cure any Default. The expenses of doing so shall be part of the
Indebtedness, and the Borrower shall pay them to the Lender on demand.

CONTEST RIGHTS

The Borrower may secure the right to contest Impositions and construction, mechanics’ or
materialmen’s liens, through appropriate proceedings conducted in good faith, by either (A)
depositing with the Lender an amount equal to one hundred twenty-five percent (125%) of the
amount of the Imposition or the lien, or (B) obtaining and maintaining in effect a bong issued by
a surety acceptable to the Lender, in an amount equal to the greater of (i) the amount of a required
deposit under clause (A) above, and (ii) the amount required by the surety or by the court in order
to obtain a court order staying the foreclosure of the lien pending resolution of the dispute, and
releasing the lien of record. The proceeds of such a bond must be payable directly to the Lender.
The surety issuing such a bond must be acceptable to the Lender in its sole discretion. After such
a deposit is made or bond issued, the Borrower shall promptly commence the contest of the lien
and continuously pursue that contest in good faith and with reasonable diligence. If the contest of
the related Imposition or lien is unsuccessful, any deposits or bond proceeds shall be used to pay
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the Imposition or to satisfy the obligation from which the lien has arisen. Any surplus shall be
refunded to the Borrower.

13. DUE ON TRANSFER OR ENCUMBRANCE

Upon the sale or transfer of any portion of the Real Property or any other conveyance, transfer or
vesting of any direct or indirect interest in the Borrower or the Property, including (i) the direct or
indirect transfer of, or the granting of a security interest in, the ownership of the Borrower, (ii) )
any encumbrance (other than a Permitted Encumbrance) of the Real Property (unless the
Borrower contests the encumbrance in compliance with Section 12), and (iii) the lease, license or
granting of any security interest in the Personal Property, the Indebtedness shall, at the Lender’s
option, become immediately due and payable upon Notice to the Borrower, unless the sale,
conveyance, transfer or vesting is a Permitted Transfer or is permitted by Section 8.6.

14. DUE ON SALE EXCEPTIONS
14.1  PERMITTED TRANSFER TO AN APPROVED PURCHASER

The Borrower shall have the right, on one occasion during the term of the Loan, to sell or
transfer the Property in a transaction approved by the Lender. The Lender agrees that
such a transfer shall be a Due on Sale Exception if the following conditions are satisfied:

(a) No Default

No Default shall exist, and no act, omission or circumstance shall exist which, if
uncured following Notice and the passage of time, would become a Default.

()] Request and Supporting Materials

The Lender shall receive a written request for its approval at least ninety (90)
days before the proposed transfer. The request shall specify the identity of the
proposed transferee and the purchase price and other terms of the transaction,
shall include a copy of the proposed contract of sale, and shall be accompanied
by the financial statements, tax returns, and organizational documents of the
proposed transferee and its principals.

(¢ Criteria to be Considered

The ownership structure, financial strength, credit history and demonstrated
property management expertise of the proposed transferee and its principals shall
be satisfactory to the Lender in its sole discretion. The Lender expressly reserves
the right to withhold its approval of the proposed transfer if the proposed
transferee or any of its principals is or has been the subject of any bankruptcy,
insolvency, or similar proceeding.
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14.2

14.3

(d) Assumption Agreement
Under the terms of the proposed transfer, the proposed transferee shall assume
the Loan, without modification, under the terms of an assumption agreement and
additional documentation satisfactory to the Lender in form and substance. Under
the assumption agreement, the transferee shall provide a representation as to the
purchase price paid for the Real Property.

(e) Retention of Recourse Obligations

Under the terms of the assumption agreement and additional documentation,
liability for the recourse obligations arising after the date of the transfer and
assumption shall be assumed by the proposed transferee. Those liable for the
recourse obligations arising before the transfer and assumption will not be
released from the recourse obligations arising before or after the date of the
transfer and assumption except at Lender’s sole discretion. The principals of the
proposed transferee shall also assume and be jointly and severally liable with the
Guarantor under the Payment Guarantee executed by Guarantor.

1), Title Insurance Endorsement

The Borrower shall agree to provide an endorsement to the Lender’s mortgagce
title insurance policy, insuring the continued validity and priority of this Trust
Deed following the assumption.

(2 Assumption Fee
The Lender shall receive an assumption fee of one percent (1%) of the
outstanding balance of the Loan, and the Borrower shall agree to reimburse the
Lender's out-of-pocket expenses incurred in connection with the proposed
transfer, including title updates and endorsement charges, recording fees, any
applicable taxes and attorneys’ fees, regardless of whether the transfer is
consummated.

PERMITTED TRANSFERS OF CERTAIN PASSIVE INTERESTS

The Lender agrees that it shall not unreasonably withhold its consent to certain transfers
of direct or indirect interests in the Borrower (each a “Qualified Passive Interest
Transfer”). A *Qualified Passive Interest Transfer” is any transfer of a direct or indirect
interest in the Borrower, if, following the transfer (i) the Real Property remains under the
Legal Control of all of the Permitted Control Group Members, (ii) the transfer does not
result in a Prohibited Structural Change, and (iii) the transfer either (A) does not result in
a change in assets that would be at risk with respect to any recourse obligations, or (B) is
a transfer of direct interests in the Borrower to the devisees of the estate of a deceased
Guarantor and any remaining or replacement Guarantors collectively meet the Net Worth
Requirement.

ESTATE PLANNING TRANSFERS

A transfer for estate planning purposes of direct or indirect interests in the Borrower to a
trust for the benefit of Permitted Control Group Members or members of their immediate
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15.

16.

families shall be permitted, if the transfer does not result in a change of Legal Control or
management control of the Real Property, does not reduce the assets at risk with respect
to any recourse obligations, and does not change the identity or capacity of any
controlling entity in the ownership structure.

144  TRANSACTION COSTS

The Borrower shall pay all out-of-pocket expenses incurred by the Lender in the review
and processing of a proposed or completed Permitted Transfer, regardless of whether the
Permitted Transfer is carried out.

NOTICE OF ABSOLUTE ASSIGNMENT OF LEASES AND RENTS

Under the Absolute Assignment of Leases and Rents, the Borrower has assigned to the Lender,
and to its successors and assigns, all of the Borrower’s right and title to, and interest in, the
Leases, including all rights under the Leases and all benefits to be derived from them. The rights
assigned include all authority of the Borrower to modify or terminate Leases, or to exercise any
remedies, and the benefits assigned include all Rents. This assignment is present and absolute, but
under the terms of the Absolute Assignment of Leases and Rents, the Lender has granted the
Borrower a conditional license to collect and use the Rents, and to exercise the rights assigned, in
a manner consistent with the Obligations, all as more particularly set forth in the Absolute
Assignment of Leases and Rents. The Lender may, however, terminate the license by written
Notice to the Borrower on certain conditions set forth in the Absolute Assignment of Leases and
Rents.

ACCELERATION

If a Default exists, the Lender may, at its option, declare the unpaid principal balance of the Note
to be immediately due and payable, together with all accrued interest on the Indebtedness, all
costs of collection (including reasonable attorneys’ fees and expenses) and all other charges due
and payable by the Borrower under the Note or any other Loan Document. If the subject Default
has arisen from a failure by the Borrower to make a regular monthly payment of principal and
interest, the Lender shall not accelerate the Indebtedness unless the Lender shall have given the
Borrower at least three (3) Business Days’ advance Notice of its intent to do so.

If the subject Default is curable and nonmonetary in nature, the Lender shall exercise its option to
accelerate only by giving Notice of acceleration to the Borrower. The Lender shall not give any
such Notice of acceleration until (a) the Borrower has been given any required Notice of the
prospective Default, and (b) any applicable cure period has expired.

Except as expressly described in this Section, no notice of acceleration shall be required in order
for the Lender to exercise its option to accelerate the Indebtedness in the event of Default.
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18.

19.

RIGHTS OF ENTRY AND TO OPERATE
17.1 ENTRY ON REAL PROPERTY

If a Default exists, the Lender may, to the extent permitted by law, enter upon the Real
Property and take exclusive possession of the Real Property and of all books, records and
accounts, all without Notice and without being guilty of trespass, but subject to the rights
of tenants in possession under the Leases. If the Borrower remains in possession of all or
any part of the Property after Default and without the Lender’s prior written consent, the
Lender may, without Notice to the Borrower, invoke any and all legal remedies to
dispossess the Borrower.

17.2  OPERATION OF REAL PROPERTY .

Following Default, the Lender may hold, lease, manage, operate or otherwise use or
permit the use of the Real Property, either itself or by other persons, firms or entities, in
such manner, for such time and upon such other terms as the Lender may deem to be
prudent under the circumstances (making such repairs, alterations, additions and
improvements thereto and taking any and all other action with reference thereto, from
time to time, as the Lender deems prudent), and apply all Rents and other amounts
collected by the Lender in accordance with the provisions of the Absolute Assignment of
Leases and Rents.

RECEIVERSHIP

Following Default, the Lender may apply to a court of competent jurisdiction for the appointment
of a receiver of the Property, ex parte without Notice to the Borrower, whether or not the value of
the Property exceeds the Indebtedness, whether or not waste or deterioration of the Real Property
has occurred, and whether or not other arguments based on equity would justify the appointment.
The Borrower irrevocably, with knowledge and for valuable consideration, consents to such an
appointment. Any such receiver shall have all the rights and powers customarily given to
receivers in Oregon, including the rights and powers granted to the Lender by this Trust Deed, the
power to maintain, lease and operate the Real Property on terms approved by the court, and the
power to collect the Rents and apply them to the Indebtedness or otherwise as the court may
direct. Once appointed, a receiver may at the Lender’s option remain in place until the
Indebtedness has been paid in full.

FORECLOSURE; POWER OF SALE
19.1 RIGHT TO FORECLOSE

Upon the occurrence of a Default, Beneficiary may immediately proceed to foreclose the
lien of this Trust Deed against all or part of the Real Property by judicial or nonjudicial
foreclosure in accordance with the laws of Oregon.
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19.2  NON-JUDICIAL FORECLOSURE

Upon the occurrence of a Default and written request of Beneficiary, Trustee shall sell
the Property, or any part thereof, in accordance with the Trust Deed Act of the State of
Oregon and the UCC of the State of Oregon where applicable, without regard to any right
of marshaling of assets, at public auction to the highest bidder for cash at such time and at
such place as are statutorily prescribed. In connection with any sales hereunder Trustee
may elect to sell any Fixtures or Personal Property encumbered by this Trust Deed at the
same sale as the Real Property or to dispose of the same in one or more separate sales in
accordance with applicable law. Any sale of any Personal Property hereunder shall be
conducted in any manner permitted by the UCC of the State of Oregon. Trustor
acknowledges that there is no right to an extension of the Trustee’s sale on “equitable” or
other grounds, and that Beneficiary’s remedies under this Trust Deed shall not be affected
or impaired by the exercise of any right of setoff or to collect and apply rents, profits,
insurance proceeds or condemnation awards. Any person except Trustee may bid at a
Trustee’s sale. Subject to applicable law, Trustee shall apply the proceeds of the sale in
the following order: (1) to the expense of sale, including a reasonable Trustee’s fee and
attorneys’ fees; (2) to the obligation secured by this Trust Deed; (3) the surplus, if any,
shall be distributed in accordance with said Trust Deed Act. Trustee shall deliver to the
purchaser at the sale its deed, without warranty, which shall convey to the purchaser the
interest in the Property which Trustor had or had the power to convey at the time of
Trustor’s execution of this Trust Deed, and such as Trustor may have acquired thereafter.
Trustee’s deed shall recite the facts showing that the sale was conducted in compliance
with all the requirements of law and of this Trust Deed, which recital shall be prima facie
evidence of such compliance and conclusive evidence thereof in favor of bona fide
purchaser and encumbrancers for value. The Trustee is not obligated to notify any party
hereto of pending sale under any other Trust Deed or of any action or proceeding in
which Trustor, Trustee or Beneficiary shall be a party, unless such action or proceeding is
brought by the Trustee.

WAIVERS

To the maximum extent permitted by law, the Borrower irrevocably and unconditionally
WAIVES and RELEASES any present or future rights (a) of reinstatement or redemption, (b) that
may exempt the Property from any civil process, (c) to appraisal or valuation of the Property, (d)
to extension of time for payment, (e) that may subject the Lender’s exercise of its remedies to the
administration of any decedent’s estate or to any partition or liquidation action, (f) to any
homestead and exemption rights provided by the Constitution and laws of the United States and
of Oregon, (g) to notice of acceleration or notice of intent to accelerate (other than as expressly
stated herein), and (h) that in any way would delay or defeat the right of the Lender to cause the
sale of the Real Property for the purpose of satisfying the Indebtedness. The Borrower agrees that
the price paid at a lawful foreclosure sale, whether by the Lender or by a third party, and whether
paid through cancellation of all or a portion of the Indebtedness or in cash, shall conclusively
establish the value of the Real Property.
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The foregoing waivers shall apply to and bind any party assuming the Obligations of the
Borrower under this Trust Deed.

21. SECURITY AGREEMENT AND FIXTURE FILING
21.1 DEFINITIONS
“Account” shall have the definition assigned in the UCC.

“Chattel Paper” shall have the definition assigned in the UCC.
“Deposit Account” shall have the definition assigned in the UCC.
“Document” shall have the definition assigned in the UCC.
“Equipment” shall have the definition assigned in the UCC.

“Financing Statements” shall have the definition assigned in the UCC.

“General Intangibles” shall have the definition assigned in the UCC.

“Goods” shall have the definition assigned in the UCC. “Goods” include all detached
Fixtures, items of Personal Property that may become Fixtures, property management
files, accounting books and records, reports of consultants relating to the Real Property,
site plans, test borings, environmental or geotechnical surveys, samples and test results,
blueprints, construction and shop drawings, and plans and specifications.

“Instrument” shall have the definition assigned in the UCC.

“Investment Property” shall have the definition assigned in the UCC.

“[etter of Credit” shall have the definition assigned in the UCC.
“Letter of Credit Rights” shall have the definition assigned in the UCC.

“Money Collateral” means all money received in respect of Rents.

“Personal Property” means Accounts, Chattel Paper, Deposit Accounts, Documents,
Equipment, Goods, Instruments, General Intangibles, Investment Property, Letter of
Credit Rights, Letters of Credit, and Money Collateral.

“Proceeds” shall have the meaning assigned in the UCC.

“UJCC” means the Uniform Commercial Code as adopted in Oregon.
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21.2

213

214

215

21.6

CREATION OF SECURITY INTEREST

This Trust Deed shall be self-operative and shall constitute a security agreement pursuant
to the provisions of the UCC with respect to the Personal Property. The Borrower, as
debtor, hereby grants the Lender, as secured party, for the purpose of securing the
Indebtedness, a security interest in the Accounts, Chattel Paper, Deposit Accounts,
Documents, Equipment, Goods, Instruments, General Intangibles, Investment Property,
Letter of Credit Rights, Letters of Credit, and Money Collateral, in the accessions,
additions, replacements, substitutions and Proceeds of any of the foregoing items of
collateral. Upon Default, the Lender shall have the rights and remedies of a secured party
under the UCC as well as all other rights and remedies available at law or in equity, and,
at the Lender’s option, the Lender may also invoke the remedies provided elsewhere in
this Trust Deed as to such Property. The Borrower and the Lender agree that the rights
granted to the Lender as secured party under this Section 21 are in addition to rather than
a limitation on any of the Lender’s other rights under this Trust Deed with respect to the

Property.

FILING AUTHORIZATION

The Borrower irrevocably authorizes the Lender to file, in the appropriate locations for
filings of UCC financing statements in any jurisdictions as the Lender in good faith
deems appropriate, such financing statements and amendments as the Lender may require
in order to perfect or continue this security interest, or in order to prevent any filed
financing statement from becoming misleading or from losing its perfected status.

ADDITIONAL SEARCHES AND DOCUMENTATION

Borrower shall provide to Lender upon request, certified copies of any searches of UCC
records deemed necessary or appropriate by Lender to confirm the first priority status of
its security interest in the Personal Property, together with copies of all documents or
records evidencing security interests disclosed by such searches.

CosTS

The Borrower shall pay all filing fees and costs and all reasonable costs and expenses of
any record searches (or their continuations) as the Lender may require.

REPRESENTATIONS, WARRANTIES AND COVENANTS OF THE BORROWER

(a) Ownership of the Personal Property

All of the Personal Property is, and shall during the term of the Loan continue to
be, owned by the Borrower, and is not the subject matter of any lease, control
agreement or other instrument, agreement or transaction whereby any ownership,
security or beneficial interest in the Personal Property is held by any person or
entity other than the Borrower, subject only to (1) the Lender’s security interest,
(2) the rights of tenants occupying the Property pursuant to Leases approved by
the Lender, and (3) the Permitted Encumbrances. :
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(®)

(©

(@

(¢)

No Other Identity

The Borrower represents and warrants that the Borrower has not used or operated
under any other name or identity for at least five (5) years. The Borrower
covenants and agrees that Borrower will furnish Lender with notice of any
change in its name, form of organization, or state of organization within thirty
(30) days prior to the effective date of any such change.

Location of Equipment
All Equipment is located upon the Land.

Removal of Goods

The Borrower will not remove or permit to be removed any item included in the
Goods from the Land, unless the same is replaced immediately with
unencumbered Goods (1) of a quality and value equal or superior to that which it
replaces, and (2) which is located on the Land. All such replacements, renewals,
and additions shall become and be immediately subject to the security interest of
this Trust Deed. .

Proceeds

The Borrower may, without the Lender’s prior written consent, dispose of Goods
in the ordinary course of business, provided that, following the disposition, the
perfection of the Lender’s security interest in the Proceeds of the disposition will
continue under § 9-315 (d) of the UCC. The Borrower shall not, without the
Lender’s prior written consent, dispose of any Personal Property in any other
manner, except in compliance with Subsection 21.6(d) above.

21.7  FIXTURE FILING

This Trust Deed constitutes a financing statement filed as a fixture filing in the Official
Records of the County Clerk of Multnomah County, Oregon, with respect to any and all
fixtures comprising Property. The “debtor” is Advanced American Construction
Properties, LLC, an Oregon limited liability company, the “secured party” is
Transamerica Life Insurance Company, an Iowa corporation, the collateral is as described
in Subsection 21.1 above and the granting clause of this Trust Deed, and the addresses of
the debtor and secured party are the addresses stated in Subsection 25.13 of this Trust
Deed for Notices to such parties. The organizational identification number of the debtor
is 236994-99. The owner of record of the Real Property is Advanced American
Construction Properties, LLC.

22. ENVIRONMENTAL MATTERS
22.1 REPRESENTATIONS

The Borrower represents as follows:
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(@)

(b)

(©

(@)

No Hazardous Substances

To the best of the Borrower’s knowledge, and except as disclosed in the ESA, no
release of any Hazardous Substance has occurred on or about the Real Property
in a quantity or at a concentration level that (i) violates any Environmental Law,
or (ii) requires reporting to any regulatory authority or may result in any
obligation to remediate under any Environmental Law.

Absence of Mold Contamination

To the best of the Borrower’s knowledge, the amount of mold present in the air
within the Improvements and the extent of mold growth on the elements of the
Improvements are no greater than normal in buildings free of moisture intrusion.
No mold-related tenant complaint or legal proceeding relating to the
Improvements exists, except as otherwise disclosed to AEGON in writing

Compliance with Environmental Laws

The Real Property and its current use and presently anticipated uses comply with
all Environmental Laws, including those requiring permits, licenses,
authorizations, and other consents and approvals.

No Actions or Proceedings

No governmental authority or agency has commenced any action, proceeding or
investigation based on any suspected or actual violation of any Environmental
Law on or about the Real Property. To the best of the Borrower’s knowledge, no
such authority or agency has threatened to commence any such action,
proceeding, or investigation,

22.2 ENVIRONMENTAL COVENANTS

The Borrower covenants as follows:

(@)

(v)

Compliance with Environmental Laws

The Borrower shall, and the Borrower shall cause all employees, agents,
contractors, and tenants of the Borrower and any other persons present on or
occupying the Real Property to, keep and maintain the Real Property in
compliance with all Environmental Laws.

Notices, Actions and Claims

The Borrower shall immediately advise the Lender in writing of (i) any notices
from any governmental or quasi-governmental agency or authority of violation or
potential violation of any Environmental Law received by the Borrower, (ii) any
and all enforcement, cleanup, removal or other governmental or regulatory
actions instituted, completed or threatened pursuant to any Environmental Law,
(iii) all claims made or threatened by any third party against the Borrower or the
Real Property relating to damage, contribution, cost recovery, compensation, loss
or injury resulting from any Hazardous Substances, and (iv) discovery by the
Borrower of any occurrence or condition on any real property adjoining or in the
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vicinity of the Real Property that creates a foreseeable risk of contamination of
the Real Property by or with Hazardous Substances.

22.3  THE LENDER’S RIGHT TO CONTROL CLAIMS

The Lender shall have the right (but not the obligation) to join and participate in, as a
party if it so elects, any legal proceedings or actions initiated in connection with any
Hazardous Substances and to have its related and reasonable attorneys’ and consultants’
fees paid by the Borrower upon demand.

22.4  INDEMNIFICATION

The Borrower shall be solely responsible for, and shall indemnify, defend, and hold
harmless the Lender and its directors, officers, employees, agents, successors and assigns,
from and against, any claim, judgment, loss, damage, demand, cost, expense or liability
of whatever kind or nature, known or unknown, contingent or otherwise, directly or
indirectly arising out of or attributable to the use, generation, storage, release, threatened
release, discharge, disposal, or presence (whether prior to or after the date of this Trust
Deed) of Hazardous Substances on, in, under or about the Real Property (whether by the
Borrower, a predecessor in title, any tenant, or any employees, agents, contractor or
subcontractors of any of the foregoing or any third persons at any time occupying or
present on the Real Property), including: (i) personal injury; (ii) death; (iii) damage to
property; (iv) all consequential damages; (v) the cost of any required or necessary repair,
cleanup or detoxification of the Real Property, including the soil and ground water
thereof, and the preparation and implementation of any closure, remedial or other
required plans; (vi) damage to any natural resources; and (vii) all reasonable costs and
expenses incurred by the Lender in connection with clauses (i) through (vi), including
reasonable attorneys’ and consultants’ fees; provided, however, that nothing contained in
this Section shall be deemed to preclude the Borrower from seeking indemnification
from, or otherwise proceeding against, any third party including any tenant or
predecessor in title to the Real Property, and further provided that this indemnification
will not extend to matters caused by the Lender's gross negligence or willful misconduct,
or arising from a release of Hazardous Substances which occurs after the Lender has
taken possession of the Real Property, so long as the Borrower has not caused the release
through any act or omission. The covenants, agreements, and indemnities set forth in this
Section shall be binding upon the Borrower and its heirs, personal representatives,
successors and assigns, and shall survive repayment of the Indebtedness, foreclosure of
the Real Property, and the Borrower’s granting of a deed to the Real Property in lieu of
foreclosure. Payment shall not be a condition precedent to this indemnity. Said
indemnities shall be limited to the actual damages incurred by the Lender, including all
advances or payments paid or agreed to be paid by the Lender pursuant to its rights to
require environmental assessments, join or participate in any proceedings, cure the
Borrower’s default or enforce its remedies, (a) prior to and after any judicial foreclosure
of this Trust Deed or deed delivered and accepted in lieu thereof, or (b) prior to any
nonjudicial foreclosure of this Trust Deed or deed delivered and accepted in lieu thereof.
The obligations of the Borrower under this Section shall be mutually exclusive of any
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225

liabilities arising after a nonjudicial foreclosure of this Trust Deed or the delivery and
acceptance of a deed in lieu of such nonjudicial foreclosure, which are evidenced by the
Environmental Indemnity Agreement. Any costs or expenses incurred by the Lender for
which the Borrower is responsible or for which the Borrower has indemnified the Lender
shall be paid to the Lender on demand, with interest at the Default Rate from the date
incurred by the Lender until paid in full, and shall be secured by this Trust Deed. Without
the prior written consent of the Lender, the Borrower shall not enter into any settlement
agreement, consent decree, or other compromise in respect to any claims relating to
Hazardous Substances. The Lender agrees that it shall not unreascnably delay its
consideration of any written request for its consent to any such settlement agreement,
consent decree, or other compromise once all information, reports, studies, audits, and
other documentation have been submitted to the Lender.

ENVIRONMENTAL AUDITS

If a Default exists, or at any time the Lender has reason to believe that a release of
Hazardous Substances may have occurred or may be likely to occur, the Lender may
require that the Borrower retain, or the Lender may retain directly, at the sole cost and
expense of the Borrower, a licensed geologist, industrial hygienist or an environmental
consultant acceptable to the Lender to conduct an environmental assessment or audit of
the Real Property. In the event that the Lender makes a reasonable determination of the
need for an environmental assessment or audit, the Lender shall inform the Borrower in
writing that such a determination has been made and, if requested to do so by the
Borrower, give the Borrower a written explanation of that determination before the
assessment or audit is conducted. The Borrower shall afford any person conducting an
environmental assessment or audit access to the Real Property and all materials
reasonably requested. The Borrower shall pay on demand the cost and expenses of any
environmental consultant engaged by the Lender under this Subsection. The Borrower
shall, at the Lender’s request and at the Borrower’s sole cost and expense, take such
investigative and remedial measures determined by the geologist, hygienist or consultant
to be necessary to address any condition discovered by the assessment or audit so that (i)
the Real Property shall be in compliance with all Environmental Laws, (ii) the condition
of the Real Property shall not constitute any identifiable risk to human health or to the
environment, and (jii) the value of the Real Property shall not be affected by the presence
of Hazardous Substances.

23. CONCERNING THE TRUSTEE

23.1

NO LIABILITY

If the Trustee or anyone acting by virtue of the Trustee’s powers enters the Real Property,
the Trustee will not be personally liable for debts contracted or for liability or damages
incurred in the management or operation of the Real Property. The Trustee will have the
right to rely on any instrument, document or signature authorizing or supporting any
action taken or proposed to be taken by the Trustee or believed by the Trustee in good
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faith to be genuine. The Trustee will be entitled to reimbursement for expenses actually
incurred by the Trustee in the performance of the Trustee’s duties and to reasonable
compensation for services rendered. The Borrower shall, from time to time, pay
compensation due the Trustee under this Trust Deed and reimburse the Trustee for and
save and hold the Trustee harmless from and against any and all loss, cost, liability,
damage and expense whatsoever incurred by the Trustee in the performance of the
Trustee’s duties.

23.2  RETENTION OF MONEY

All money received by the Trustee must, until used or applied, be held in trust for the
purposes for which it was received, but need not be segregated in any manner from any
other money (except to the extent required by law) and the Trustee will have no liability
for interest on any money received.

23.3  SUCCESSOR TRUSTEES

The Trustee may resign by giving notice of such resignation in writing to the Lender. If
the Trustee’s legal existence shall cease or if the Trustee resigns or becomes disqualified
from acting in the execution of this Trust or fails or refuses to exercise the same when
requested by the Lender so to do or if for any reason and without cause the Lender
prefers to appoint a substitute trustee to act instead of the original Trustee, or any prior
successor or substitute trustee, the Lender will have full power to appoint a substitute
trustee and, if preferred, several substitute trustees in succession who shall succeed to all
the estates, rights, powers and duties of the Trustee.

23.4  SUCCESSION INSTRUMENTS

Any new Trustee appointed will, without any further act, deed or conveyance, become
vested with all the estates, properties, rights, powers and trusts of the Trustee’s
predecessor. Upon the written request of the Lender or of any successor trustee, the
former Trustee shall execute and deliver an instrument transferring to such successor
Trustee all the estates, properties, rights, powers and trusts of the former Trustee, and
shall duly assign, transfer and deliver any of the property and money held by the former
Trustee to the successor Trustee so appointed in the former Trustee’s place.

23.5 PERFORMANCE OF DUTIES BY AGENTS

The Trustee may authorize one or more parties to act on the Trustee’s behalf to perform
the Trustee’s ministerial functions, including, without limitation, the transmittal and
posting of any notices.
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24,

SECONDARY MARKET

241

24.2

243

244

DISSEMINATION OF INFORMATION

In connection with any transfer of the Loan, the Lender may forward any documents and
information that the Lender now has or acquires in the future concerning the Loan,
including the financial statements of any Obligor, and such other information as may be
reasonably related to the Obligors, the Property or the Leases to any:

@) transferee or prospective transferee of the Loan;
(i) Rating Agency rating the Loan, a Participation, or Securities; or

(iii)  purchaser, transferee, assignee, servicer, participant, investor or prospective
investor in any Securitization, or to any of their advisors.

The Borrower irrevocably waives any and all rights it may have under applicable Legal
Requirements to prohibit such disclosure, including any right of privacy. '

COOPERATION

The Borrower and any Guarantor agree to cooperate with the Lender in connection with
any transfer of the Loan or any Participation or Securities. The Borrower agrees to
provide to the Lender or to any persons to whom the Lender may disseminate such
information, at the Lender’s request, financial statements of Obligors, an estoppel
certificate and such other documents as may be reasonably related to the Obligors, the
Property, or the Leases.

ADDITIONAL FINANCIAL INFORMATION

If a decision is made to include the Loan in a Securitization and the amount of the Loan
would exceed twenty percent (20%) of the amount estimated in good faith to be raised in
the offering, the Borrower agrees to provide, to the extent required by SEC Regulation S-
X Rule 3-14, and to the extent not previously supplied to Lender, financial statements for
the Real Property in respect of the three years prior to the Securitization. If the amount of
the Loan would exceed ten percent (10%) (but not twenty percent (20%)) of the amount
estimated in good faith to be raised by the offering, the Borrower agrees to provide such
additional property-related financial information as the Lender may request in order to
meet then-applicable SEC rules in connection with the contemplated manner of the
offering. :

RESERVES/ESCROWS

If Participations are granted or Securities issued in connection with the Loan, all funds
held by the Lender in escrow or as reserves in accordance with the Loan Documents may,
at the Lender’s discretion, be deposited in “eligible accounts™ at “cligible institutions”
and invested in “permitted investments” as then defined and required by the Rating
Agencies,
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25.

MISCELLANEOUS

25.1

252

253

254

255

SUCCESSORS AND ASSIGNS

All of the terms of the Loan Documents shall apply to, be binding upon and inure to the
benefit of the heirs, personal representatives, successors and assigns of the Obligors, or to
the holder of the Note, as the case may be.

SURVIVAL OF OBLIGATIONS

Each and all of the Obligations shall continue in full force and effect until the latest of (a)
the date the Indebtedness has been paid in full and the Obligations have been performed
and satisfied in full, (b) the last date permitted by law for bringing any claim or action
with respect to which the Lender may seek payment or indemnification in connection
with the Loan Documents, and (c) the date on which any claim or action for which the
Lender seeks payment or indemnification is fully and finally resolved and, if applicable,
any compromise thereof of judgment or award thereon is paid in full.

FURTHER ASSURANCES

The Borrower, upon the request of the Lender, shall complete, execute, acknowledge,
deliver and record or file such further instruments and do such further acts as may be
necessary to carry out more effectively the purposes of this Trust Deed, to subject any
property intended to be covered by this Trust Deed to the liens and security interests it
creates, to place third parties on notice of those liens and security interests, or to correct
any defects which may be found in any Loan Document.

RIGHT OF INSPECTION

The Lender shall have the right from time to time, upon reasonable advance notice to the
Borrower, to enter onto the Real Property for the purpose of inspecting and reporting on
its physical condition, tenancy and operations.

EXPENSE INDEMNIFICATION

The Borrower shall pay all filing and recording fees, documentary stamps, intangible
taxes, and all expenses incident to the execution and acknowledgment of this Trust Deed,
the Note or any of the other Loan Documents, any supplements, amendments, renewals
or extensions of any of them, or any instrument entered into under Subsection 25.3. The
Borrower shall pay or reimburse the Lender, upon demand, for all costs and expenses,
including appraisal and reappraisal costs of the Property and reasonable attorneys’ and
legal assistants’ fees, which the Lender may incur in connection with enforcement
proceedings under the Note, this Trust Deed, or any of the other Loan Documents
(including all fees and costs incurred in enforcing or protecting the Note, this Trust Deed,
or any of the other Loan Documents in any bankruptcy proceeding), and attorneys’ and
legal assistants® fees incurred by the Lender in any other suit, action, legal proceeding or
dispute of any kind in which the Lender is made a party or appears as party plaintiff or
defendant, affecting the Indebtedness, the Note, this Trust Deed, any of the other Loan
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Documents, or the Property, or required to protect or sustain the lien of this Trust Deed.
The Borrower shall be obligated to pay (or to reimburse the Lender) for such fees, costs
and expenses and shall indemnify and hold the Lender harmless from and against any and
all loss, cost, expense, liability, damage and claims and causes of action, including
attorneys’ fees, incurred or accruing by reason of the Borrower’s failure to promptly
repay any such fees, costs and expenses. If any suit or action is brought to enforce or
interpret any of the terms of this Trust Deed (including any effort to modify or vacate any
automatic stay or injunction, any trial, any appeal, any petition for review or any
bankruptcy proceeding), the prevailing party shall be entitled to recover all expenses
reasonably incurred in preparation for or during the suit or action or in connection with
any appeal of the related decision, whether or not taxable as costs. Such expenses include
reasonable attorneys’ fees, witness fees (expert or otherwise), deposition costs, copying
charges and other expenses. Whether or not any court action is involved, all reasonable
expenses, including the costs of searching records, obtaining title reports, appraisals,
environmental assessments, surveying costs, title insurance premiums, trustee fees, and
other reasonable attorneys’ fees, incurred by the Lender that are necessary at any time in
the Lender's opinion for the protection of its interest or enforcement of its rights shall
become a part of the Indebtedness payable on demand and shall bear interest from the
date of expenditure until repaid at the interest rate as provided in the Note. The Borrower
shall also pay all such costs and fees, including those of the Lender’s attorneys, witnesses
and appraisers, that are incurred after a trustee’s sale or foreclosure in connection with an
action for a deficiency judgment against Borrower or any Guarantor and the same shall
not be secured by this Trust Deed.

25.6  GENERAL INDEMNIFICATION

The Borrower shall indemnify, defend and hold the Lender harmless against: (i) any and
all claims for brokerage, leasing, finder’s or similar fees which may be made relating to
the Real Property or the Indebtedness, and (ii) any and all liability, obligations, losses,
damages, penalties, claims, actions, suits costs and expenses (including the Lender's
reasonable attorneys’ fees, together with reasonable appellate counsel fees, if any) of
whatever kind or nature which may be asserted against, imposed on or incurred by the
Lender in connection with the Indebtedness, this Trust Deed, the Real Property or any
part thereof, or the operation, maintenance and/or use thereof, or the exercise by the
Lender of any rights or remedies granted to it under this Trust Deed or pursuant to
applicable law; provided, however, that nothing herein shall be construed to obligate the
Borrower to indemnify, defend and hold harmless the Lender from and against any of the
foregoing which is imposed on or incurred by the Lender by reason of the Lender’s
willful misconduct or gross negligence.

25.7 RECORDING AND FILING

The Borrower shall cause this Trust Deed and all amendments, supplements, and
substitutions to be recorded, filed, re-recorded and re-filed in such manner and in such
places as the Lender may reasonably request. The Borrower will pay all recording filing,
re-recording and re-filing taxes, fees and other charges.
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258 NO WAIVER

No deliberate or unintentional failure by the Lender to require strict performance by the
Borrower of any Obligation shall be deemed a waiver, and the Lender shall have the i ght
at any time to require strict performance by the Borrower of any Obligation.

25.9  COVENANTS RUNNING WITH THE LAND

All Obligations are intended by the parties to be and shall be construed as covenants
running with the Land.

25.10 SEVERABILITY

The Loan Documents are intended to be performed in accordance with, and only to the
extent permitted by, all applicable Legal Requirements. Any provision of the Loan
Documents that is prohibited or unenforceable in any jurisdiction shall nevertheless be
construed and given effect to the extent possible. The invalidity or unenforceability of
any provision in a particular jurisdiction shall neither invalidate nor render unenforceable
any other provision of the Loan Documents in that jurisdiction, and shall not affect the
validity or enforceability of that provision in any other jurisdiction. If a provision is held
to be invalid or unenforceable as to a particular person or under a particular circumstance,
it shall nevertheless be presumed valid and enforceable as to others, or under other
circumstances.

25.11 USURY

The parties intend that no provision of the Note or the Loan Documents be interpreted,
construed, applied, or enforced so as to permit or require the payment or collection of
interest in excess of the Maximum Permitted Rate. In this regard, the Borrower and the
Lender each stipulate and agree that it is their common and overriding intent to contract
in strict compliance with applicable usury laws. Accordingly, none of the terms of this
Trust Deed, the Note or any of the other Loan Documents shall ever be construed to
create a contract to pay, as consideration for the use, forbearance or detention of money,
interest at a rate in excess of the Maximum Permitted Rate, and the Borrower shall never
be liable for interest in excess of the Maximum Permitted Rate. Therefore, (a) in the
event that the Indebtedness and Obligations are prepaid or the maturity of the
Indebtedness and Obligations is accelerated by reason of an election by the Lender,
unearned interest shall be canceled and, if theretofore paid, shall either be refunded to the
Borrower or credited on the Indebtedness, as the Lender may elect; (b) the aggregate of
all interest and other charges constituting interest under applicable laws and contracted
for, chargeable or receivable under the Note and the other Loan Documents or otherwise
in connection with the transaction contemplated thereby shall never exceed the maximum
amount of interest, nor produce a rate in excess of the Maximum Permitted Rate; and (c)
if any excess interest is provided for or received, it shall be deemed a mistake, and the
same shall, at the option of the Lender, either be refunded to the Borrower or credited on
the unpaid principal amount (if any), and the Indebtedness shall be automatically
reformed so as to permit only the collection of the interest at the Maximum Permitted
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Rate. Furthermore, if any provision of the Note or any of the other Loan Documents is
interpreted, construed, applied, or enforced, in such a manner as to provide for interest in
excess of the Maximum Permitted Rate, then the parties intend that such provision
automatically shall be deemed reformed retroactively so as to require payment only of
interest at the Maximum Permitted Rate. If, for any reason whatsoever, interest paid or
received during the full term of the applicable Indebtedness produces a rate which
exceeds the Maximum Permitted Rate, then the amount of such excess shall be deemed
credited retroactively in reduction of the then outstanding principal amount of the
Indebtedness, together with interest at such Maximum Permitted Rate. The Lender shall
credit against the principal of such Indebtedness (or, if such Indebtedness shall have been
paid in full, shall refund to the payor of such interest) such portion of said interest as shall
be necessary to cause the interest paid to produce a rate equal to the Maximum Permitted
Rate. All sums paid or agreed to be paid to the Lender for the use, forbearance or
detention of money shall, to the extent permitted by applicable law, be amortized,
prorated, allocated and spread in equal parts throughout the full term of the applicable
Indebtedness, so that the interest rate is uniform throughout the full term of such
Indebtedness. In connection with all calculations to determine the Maximum Permitted
Rate, the parties intend that all charges be excluded to the extent they are properly
excludable under applicable usury laws, as they from time to time are determined to
apply to this transaction. The provisions of this Section shall control all agreements,
whether now or hereafter existing and whether written or oral, between the Borrower and
the Lender.

25.12 ENTIRE AGREEMENT

The Loan Documents contain the entire agreements between the parties relating to the
financing of the Real Property, and all prior agreements which are not contained in the
Loan Documents, other than the unsecured Environmental Indemnity Agreement, are
terminated. The Loan Documents represent the final agreement between the parties and
may not be contradicted by evidence of prior, contemporancous, or subsequent oral
agreements of the parties. There are no unwritten oral agreements between the parties.
The Loan Documents may be amended, revised, waived, discharged, released or
terminated only by a written instrument or instruments executed by the party against
whom enforcement of the amendment, revision, waiver, discharge, release or termination
is asserted. Any alleged amendment, revision, waiver, discharge, release or termination
that is not so documented shall be null and void.

25.13 NOTICES

In order for any demand, consent, approval or other communication to be effective under
the terms of this Trust Deed, “Notice” must be provided under the terms of this
Subsection. All Notices must be in writing. Notices may be (a) delivered by hand, (b)
transmitted by facsimile (with a duplicate copy sent by first class mail, postage prepaid),
(c) sent by certified or registered mail, postage prepaid, return receipt requested, or (d)
sent by reputable overnight courier service, delivery charges prepaid. Notices shall be
addressed as set forth below:
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If to the Lender:

Transamerica Life Insurance Company
c/o AEGON USA Realty Advisors, Inc.
4333 Edgewood Road, N.E.

Cedar Rapids, Iowa 52499-5443

Attm: Mortgage Loan Department
Reference: Loan #89577

Fax Number: (319) 369-2277

If to the Borrower:

Advanced American Construction Properties, LLC
8444 NW St. Helens Road

Portland, Oregon 97231

Atm: Marvin D. Burch

Fax Number: (503) 650-8230

If to the Trustee:

Fidelity National Title Insurance Company
900 SW Fifth Avenue

Portland, Oregon 97204

Fax Number: 503-796-6625

Notices delivered by hand or by overnight courier shall be deemed given when actually
received or when refused by their intended recipient. Notices sent by facsimile will be
deemed delivered when a legible copy has been received (provided receipt has been
verified by telephone confirmation or one of the other permitted means of giving Notices
under this Subsection). Mailed Notices shall be deemed given on the date of the first
attempted delivery (whether or not actually received). Either the Lender or the Borrower
may change its address for Notice by giving at least fifteen (15) Business Days’ prior
Notice of such change to the other party.

25.14 COUNTERPARTS

This Trust Deed may be executed in any number of counterparts, each of which shall be
an original, but all of which together shall constitute but one instrument.

25.15 CHOICE OF LAW

This Trust Deed shall be interpreted, construed, applied, and enforced according to, and
will be governed by, the laws of Oregon, without regard to any choice of law principle
which, but for this provision, would require the application of the law of another
jurisdiction and regardless of where executed or delivered, where payable or paid, where
any cause of action accrues in connection with this transaction, where any action or other

: -51-
AAC Headquarter Building, Portland, Oregon

AEGON Loan No. 89577

Scattle-3289047.2 0027988-00443

AAC002078



proceeding involving the Loan is instituted, or whether the laws of Oregon otherwise
would apply the laws of another jurisdiction.

25.16 FORUM SELECTION

The Borrower agrees that the sole and exclusive forum for the determination of any
action relating to the validity and enforceability of the Note, this Trust Deed and the other
Loan Documents, and any other instruments securing the Note shall be either in an
appropriate court of the State of Oregon or the applicable United States District Court.

25.17 SOLE BENEFIT

This Trust Deed and the other Loan Documents have been executed for the sole benefit
of the Borrower, the Guarantor and the Lender and the successors and assigns of the
Lender. No other party shall have rights thereunder or be entitled to assume that the
parties thereto will insist upon strict performance of their mutual obligations hereunder,
any of which may be waived from time to time. Neither the Borrower nor any Guarantor
shall have any right to assign any of its rights under the Loan Documents to any party
whatsoever.,

25.18 RELEASE OF CLAIMS

The Borrower hereby RELEASES, DISCHARGES and ACQUITS forever the Lender
and its officers, directors, trustees, agents, employees and counsel (in each case, past,
present or future) from any and all Claims existing as of the date hereof (or the date of
actual execution hereof by the Borrower, if later). As used herein, the term “Claim” shall
mean any and all liabilities, claims, defenses, demands, actions, causes of action,
judgments, deficiencies, interest, liens, costs or expenses (including court costs, penalties,
attorneys’ fees and disbursements, and amounts paid in settlement) of any kind and
character whatsoever, including claims for usury, breach of contract, breach of
commitment, negligent misrepresentation or failure to act in good faith, in each case
whether now known or unknown, suspected or unsuspected, asserted or unasserted or
primary or contingent, and whether arising out of written documents, unwritten
undertakings, course of conduct, tort, violations of laws or regulations or otherwise.

25.19 NO PARTNERSHIP

Nothing contained in the Loan Documents is intended to create any partnership, joint
venture or association between the Borrower and the Lender, or in any way make the
Lender a co-principal with the Borrower with reference to the Property.

25.20 PAYOFF PROCEDURES

If the Borrower pays or causes to be paid to the Lender all of the Indebtedness, then
upon receipt by the Lender of such payment, the Lender shall either (a) release this Trust
Deed, or (b) assign the Loan Documents and endorse the Note (in either case without
recourse or warranty of any kind) to a takeout lender, upon payment (in the latter case) of
an administrative fee of Seven Hundred Fifty Dollars ($750).
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2521 SURVIVAL OF COMMITMENT TERMS

The Commitment shall survive the execution of this Trust Deed and the other Loan
Documents. Any term of the Commitment that has been inadvertently omitted from the
Loan Documents is hereby incorporated in this Trust Deed by reference. If any term of
the Commitment conflicts with a provision of this Trust Deed that addresses the same
subject, the terms of this Trust Deed shall prevail. Any provision of the Commitment
which specifically states that it shall survive the closing of the Loan shall so survive, and
is hereby incorporated in this Trust Deed by reference.

2522 FUTURE ADVANCES

Under this Trust Deed, “Indebtedness” is defined to include certain advances made by the
Lender in the future, Such advances include any additional disbursements to the
Borrower (unless in connection with another, independent mortgage financing) and any
obligations under agreements which specifically provide that such obligations are secured
by this Trust Deed. In addition, Indebtedness is defined to include any amounts advanced
to pay Impositions, to cure Defaults, or to pay the costs of collection and receivership.
Accordingly, all such advances and obligations shall be equally secured with, and shall
have the same priority as, the Indebtedness, and shall be subject to all of the terms and
provisions of this Trust Deed. The Borrower shall pay any taxes that may be due in
connection with any such future advance.

25.23 INTERPRETATION

(a) Headings and General Application

The section, subsection, paragraph and subparagraph headings of this Trust Deed
are provided for convenience of reference only and shall in no way affect, modify
or define, or be used in construing, the text of the sections, subsections,
paragraphs or subparagraphs. If the text requires, words used in the singular shall
be read as including the plural, and pronouns of any gender shall include all
genders.

b) Sole Discretion
The Lender may take any action or decide any matter under the terms of this
Trust Deed or of any other Loan Document (including any consent, approval,
acceptance, option, election or authorization) in its sole and absolute discretion,
for any reason or for no reason, unless the related Loan Document contains
specific language to the contrary. Any approval or consent that the Lender might
withhold may be conditioned in any way.

(c) Result of Negotiations

This Trust Deed results from negotiations between the Borrower and the Lender
and from their mutual efforts. Therefore, it shall be so construed, and not as
though it had been prepared solely by the Lender.
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(d) Reference to Particulars

The scope of a general statement made in this Trust Deed or in any other Loan
Document shall not be construed as having been reduced through the inclusion of
references to particular items that would be included within the statement’s
scope. Therefore, unless the relevant provision of a Loan Document contains
specific language to the contrary, the term “include” shall mean “include, but
shall not be limited to” and the term “including” shall mean “including, without
limitation.”

25.24 JOINT AND SEVERAL LIABILITY

If there is more than one individual or entity executing this Trust Deed as the Borrower,
liability of such individuals and entities under this Trust Deed shall be joint and several.

25.25 TIME OF ESSENCE

Time is of the essence of each and every covenant, condition and provision of this Trust
Deed to be performed by the Borrower.

25.26 JURY WAIVER

THE BORROWER AND BY ITS ACCEPTANCE HEREOF, THE LENDER, HEREBY
WAIVE ANY RIGHT TO A TRIAL BY JURY IN ANY ACTION OR PROCEEDING
TO ENFORCE OR DEFEND ANY RIGHTS (I) UNDER THIS TRUST DEED OR
ANY OTHER LOAN DOCUMENT, OR (II) ARISING FROM ANY LENDING
RELATIONSHIP EXISTING IN CONNECTION WITH THIS TRUST DEED OR ANY
OTHER LOAN DOCUMENT, AND THE BORROWER AND BY ITS ACCEPTANCE
HEREOF, THE LENDER, AGREE THAT ANY SUCH ACTION OR PROCEEDING
SHALL BE TRIED BEFORE A JUDGE AND NOT BEFORE A JURY.

25.27 RENEWAL, EXTENSION, MODIFICATION AND WAIVER

The Lender, at its option, may at any time renew or extend this Trust Deed, the Note or
any other Loan Document. The Lender may enter into a modification of any Loan
Document or of the Environmental Indemnity Agreement without the consent of any
person not a party to the document being modified. The Lender may waive any covenant
or condition of any Loan Document or of the Environmental Indemnity Agreement, in
whole or in part, at the request of any person then having an interest in the Property or in
‘any way liable for any part of the Indebtedness. The Lender may take, release, or resort to
any security for the Note and the Obligations and may release any party primarily or
secondarily liable on any Loan Document or on the Environmental Indemnity
Agreement, all without affecting any liability not expressly released in writing by the
Lender.
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25.28

25.29

25.30

2531

CUMULATIVE REMEDIES

Every right and remedy provided in this Trust Deed shall be cumulative of every other
right or remedy of the Lender, whether conferred by law or by grant or contract, and may
be enforced concurrently with any such right or remedy. The acceptance of the
performance of any obligation to cure any Default shall not be construed as a waiver of
any rights with respect to any other past, present or future Default. No waiver in a
particular instance of the requirement that any Obligation be performed shall be
construed as a waiver with respect to any other Obligation or instance.

NO OBLIGATION TO MARSHAL ASSETS

No holder of any trust deed, security interest or other encumbrance affecting all or any
portion of the Real Property, which encumbrance is inferior to the title and security
interest of this Trust Deed, shall have any right to require the Lender to marshal assets.

TRANSFER OF OWNERSHIP

The Lender may, without notice to the Borrower, deal with any person in whom
ownership of any part of the Real Property has vested, without in any way vitiating or
discharging the Borrower from liability for any of the Obligations.

ACKNOWLEDGMENT OF RECEIPT OF TRUST DEED

TRUSTOR HEREBY DECLARES AND ACKNOWLEDGES THAT TRUSTOR HAS
RECEIVED, WITHOUT CHARGE, A TRUE COPY OF THIS TRUST DEED.

UNDER OREGON LAW, MOST AGREEMENTS, PROMISES AND
COMMITMENTS MADE BY BENEFICIARY AFTER OCTOBER 3, 1989,
CONCERNING LOANS AND OTHER CREDIT EXTENSIONS WHICH ARE NOT
FOR PERSONAL, FAMILY OR HOUSEHOLD PURPOSES OR SECURED SOLELY
BY THE TRUSTOR’S RESIDENCE MUST BE IN WRITING, EXPRESS
CONSIDERATION AND BE SIGNED BY THE BENEFICIARY TO BE
ENFORCEABLE.

(Signature follows on next page)
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IN WITNESS WHEREOF, the Borrower has caused this Trust Deed to be duly executed as of the date

first above written.

AAC Headquarter Building, Portland, Oregon
AEGON Loan No. 89577 .
Seattle-3289047.2 0027988-00443

BORROWER:

ADVANCED AMERICAN CONSTRUCTION
PROPERTIES, LLC, an Oregon limited liability
company

v Dhd) Bunk

Marvin D. Burch
Its Authorized Member
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STATE OF O

GON )
COUNTY OF%W %SS'

This instrument was acknowledged before me on ) BQ / , 2006, by MARVIN D.
BURCH, as the Authorized Member of ADVANCED AMERICAN CONSTRUCTION PROPERTIES,

LLC, an Oregon limited liability company, on its behalf.

VICKT \EE KR4Sz px Notary Public / /]
My commission expires: )
OFFIGIAL SEAL - '
VICKI LEE XKRYSZAK Commission No.: 35948549

NOTARY PUBLIC-OREGON
CUMMISSION NO. 359559
MY COMMISSION DXPIRES AUGUST 10, 2006
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EXHIBIT A
Legal Description:

PARCEL I:

A tract of land in Section 11, Township 1 North, Range 1 West of the Willamette Meridian, in
the City of Portland, Multnomah County, Oregon, described as follows:

Beginning on the north line of Block C, Springville, now vacated, with the intersection of the
northeasterly line of the Spokane, Portland & Seattle Railway right-of-way; thence North 52 East
292.9 feet; thence North 38 46' West 70 feet; thence South 52 West 300.7 feet; thence South 45
06' East 70.53 feet to the place of beginning.

PARCEL 2:

A tract of land in Section 11, Township 1 North, Range 1 West of the Willamette Meridian, in
the City of Portland, Multnomah County, Oregon, described as follows:

Beginning at the southeasterly comner of the tract of land conveyed to Portland Manufacturing
Company by deed recorded April 8, 1936 in Book 332, Page 556, Deed Records, said point also
being on the northerly line of the tract of land conveyed to L.A. Jacobsen by deed recorded May
24, 1921 in Book 853, Page 8, Deed Records; thence South 52 West along the northerly line of
said Jacobsen tract 289 feet to the northeasterly line of the Northemn Pacific Railroad
right-of-way also referred to as the Spokane, Portland & Seattle Railway right-of-way; thence
Northwesterly along said northeasterly right-of-way line to its intersection with the easterly
extension of the southeasterly line of Ferry Street, said point also being the southwest corner of
the tract of land conveyed to Multnomah County by deed recorded July 12, 1912 in Book 586,
Page 347, Deed Records; thence North 52 East 292.9 feet to the low water mark of the
Willamette River; thence Southeasterly along said low water mark to the place of beginning.

PARCEL 3:

A tract of land in Section 11, Township 1 North, Range 1 West of the Willamette Meridian, in
the City of Portland, Multnomah County, Oregon, described as follows:

Beginning at a point on the northeasterly line of the Spokane, Portland & Seattle Railway
right-of-way which is North 38 West 3.94 feet from the southeasterly line of Lot 2, Block 3, on
the plat of Springville, recorded in Book G, Page 255, Deed Records; thence Northwesterly
along said northeasterly right-of-way line 751.17 feet to a point which is North 38 West 753.94
feet from the southeast corner of aforesaid Lot 2; thence North 52 East parallel with the
southeasterly line of said Lot 2, a distance of 289 feet to the harbor line of the Willamette River;
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thence South 48 13' 44" East along said harbor line 762.10 feet to a point which is North 52 East
from the point of beginning; thence South 52 West 401.77 feet to the place of beginning.

EXCEPT that portion lying below the low water line of the Willamette River.

FURTHER EXCEPTING the tract of land conveyed to Multnomah County by deed recorded
September 16, 1929 in Book 29, Page 28, Deed Records, described as follows:

Beginning at a point on the harbor line of the Willamette River which is 80 feet Northerly from,
when measured at right angles to the centerline of N. Philadelphia Avenue, extended Westerly,
said point also being 204 feet Southerly from the northeast comer of Parcel 3 as above described;
thence Westerly parallel with the extended centerline of said street 100 feet; thence Southerly at
right angles 30 feet; thence Westerly parallel with the extended centerline of said street, 205 feet
to a point on the northeasterly right-of-way line of the Spokane, Portland and Seattle Railway
which is 50 feet Northerly from, when measured at right angles to, said extended street
centerline; thence Southerly along said right-of-way line to a point which is 50 feet Southerly
from, when measured at right angles to, said extended street centerline; thence Easterly parallel
with the westerly extension of the centerline of N. Philadelphia Avenue 194 feet; thence
Southerly at right angles 30 feet; thence Easterly, parallel with said extended street centerline
140 feet to a point on the harbor line which is 80 feet Southerly from, when measured at right
angles to, said extended street centerline; thence Northerly along said harbor line 164.9 feet to
the place of beginning.

PARCEL 4:

A tract of land in the Southeast 1/4 of Section 11, Township 1 North, Range 1 West of the
Willamette Meridian, in the City of Portland, Multnomah County, Oregon, described as follows:

Beginning at a 5/8" iron rod w/yellow plastic cap (YPC) "Caswell PLS 737" shown as a set
monument on Multnomah County Survey #50640, which bears South 34 degrees 08'07" East,
2337.09 feet from the Witness Corner of the S.E. Corner of the G.J. Watts DLC #46, said rod
located at the intersection of the Southerly right-of-way line (ROW) of the St. Helens Bridge and
the Southwesterly ROW of the Northern Pacific R.R. railroad; thence Southeasterly 272.28 feet
along aforementioned railroad ROW on the arc of a 3706.79 foot radius curve to the right (the
chord of which bears S37 degrees 15'40" E, 272.22 feet) to a 5/8" iron rod w/YPC "City of
Portland Water Bureau"; thence S54 degrees 46'42"W, 82.72 feet to a 5/8" iron rod w/YPC "City
of Portland Water Bureau" on the Northeasterly ROW line of Columbia River Highway (Hwy
30); thence N35 degrees 33'46" W, 275.72 feet along the aforementioned Northeasterly ROW
line of Columbia River Highway (Hwy 30) to its intersection with the Southerly ROW line of the
St. John's Bridge to a 5/8" iron rod shown as a set monument on Multnomah County Survey
#50640; thence N57 degrees 35'18" E, 74.76 feet along the Southerly ROW of the St. Johns
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Bridge to its intersection with aforementioned Northern Pacific R.R. ROW line to the point of
beginning.

PARCEL 5:

A tract of land in Section 11, Township 1 North, Range 1 West of the Willamette Meridian, in
the City of Portland, Multnomah County, Oregon, described as follows:

Beginning at the intersection of the northwesterly line and its southwesterly extension of Lots 3
~ and 8, Block 1, Springville, now vacated, said line also being the northerly line of Tax Lot 10 as

shown by the 1940 Tax Roll, with the northeasterly line of NW St. Helens Road (as existed in
1952); thence Southeasterly along said northeasterly road line 26.6 feet to the northwest corner
of the tract of land conveyed to Multnomah County by deed recorded September 27, 1929 in
Book 31, Page 288, Deed Records; thence North 55 48' East along the northwesterly line of said
tract 128 feet, more or less, to the southwesterly line of the Spokane, Portland and Seattle
Railway right-of-way; thence Northwesterly along said southwesterly right-of-way line to the
northwesterly line -of aforesaid Lot 3, Block 1, Springville; thence Southwesterly along said
northwesterly line and its southwesterly extension of Lots 3 and 8, Block 1, Springville, now
vacated, to the place of beginning,.

EXCEPTING THEREFROM that portion acquired by the State of Oregon by and through its
State Highway Commission, Circuit Court Case No. 282435, Multnomah County, Oregon.

PARCEL 6:

A tract of land in Section 11, Township 1 North, Range 1 West of the Willamette Meridian, in
the City of Portland, Multnomah County, Oregon, described as follows:

Beginning at the intersection of the southeasterly line of Lot 2, Block 1, Springville, now
vacated, with the southwesterly line of the Spokane, Portland and Seattle Railway right-of-way;
thence Northwesterly along said right-of-way line to the northwesterly line of Block C,
Springville, now vacated; thence Southwesterly along said northwesterly block line and its
southwesterly extension to the northeasterly line of NW St. Helens Road (as existed in 1952);
thence Southeasterly along said northeasterly road line to its intersection with the southwesterly
extension of the southeasterly line of Lot 9, Block 1, Springville, now vacated; thence
Northeasterly to the point of beginning; TOGETHER WITH the right to use the roadway under
the West end of the St. Johns Bridge.

EXCEPTING THEREFROM that portion acquired by the State of Oregon by and through its
State Highway Commission, Circuit Court Case No. 282435, Multnomah County, Oregon.
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Absolute Assignment of Leases and Rents
(Multnomah County, Oregon)

This Absolute Assignment of Leases and Rents (this “Assignment”) is made as of this é gé
day of April, 2006, by ADVANCED AMERICAN CONSTRUCTION PROPERTIES, LLC, an
Oregon limited liability company, whose address is 8444 NW St. Helens Road, Portland, Oregon
97231 (the “Borrower”), in favor of TRANSAMERICA LIFE INSURANCE COMPANY, an
Towa corporation, whose address is c/o AEGON USA Realty Advisors, Inc., 4333 Edgewood
Road, N.E., Cedar Rapids, Linn County, lowa 52499-5443 (the “Lender”). The definitions of
capitalized terms used in this Assignment and not defined above or in the recitals of Section |
may be found in Section 2 below.

1. RECITALS

A The Lender has advanced funds (the “Loan”) to the Borrower, evidenced by the
Secured Promissory Note of the Borrower, dated as of even date herewith and
payable to the order of the Lender, in the principal amount of Four Million Five
Hundred Thousand Dollars (84,500,000) (together with any extensions, renewals,
amendments, or modifications, the *“Note™), secured in part by that certain Line
of Credit Trust Deed, Security Agreement and Fixture Filing, dated of even date
herewith and filed for record in the official records of Multnomah County,
Oregon (together with any extensions, supplements, modifications, amendments,
and consolidations thereof, collectively referred to herein as the “Trust Deed”),
and encumbering that certain land situated in Multnomah County, Oregon,
described on Exhibit A attached hereto and incorporated herein (the “Land”) and
the Improvements (as defined below) located on the Land. The Land and the
Improvements, collectively, are the “Real Property.”

B. The Lender has required the Borrower, as a condition to the Lender making the
Loan, to make the assignments and grant the rights set forth in this Assignment.

C. The Lender desires to grant the Borrower a conditional license to collect and use
the income derived from the Real Property and to take certain leasing actions in
the ordinary course of business. :
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2. DEFINITIONS
“AACI Lease” means the lease to the Tenant dated April 14, 2006.

“Borrower Affiliate” means an entity that is controlled by, or is under common control
with, the Borrower.

“Business Day” means any day when state and federal banks are open for business in
Cedar Rapids, lowa.

“Default” shall have the definition set forth in the Trust Deed.
“Fixtures” shall have the definition set forth in the Trust Deed.
“Improvements” shall have the definition set forth in the Trust Deed.

“Leases” means all of the Borrower’s right, title and interest, now or in the future, under
the AACI Lease, together with all other leases or other agreements, written or oral,
conferring any tenancy or right to occupy, possess or use any portion of the Real Property
(together with all extensions, renewals and modifications of Leases), all guaranties of or
letters of credit securing the tenants’ performance of obligations under Leases, the
Borrower’s interest in any further leases, subleases, lettings or agreements (including
subleases and tenancies following attornment) upon or covering use or occupancy of all
or any part of the Real Property, and all other agreements conferring any right to collect
Rents, including the Borrower’s rights to cancel, modify, terminate, or accept the
surrender of the Leases, to remove and evict the tenants under any Lease, or to increase
or reduce Rents.

“Leasing Actions” means all executions, modifications, terminations, and extensions of
Leases, all grants of purchase options or rights of first refusal, and all other actions taken
by the Borrower in exercising its rights as landlord under the Leases.

“] oan Documents’ means all documents entered into in connection with the making and
acceptance of the Loan, with the exception of the Environmental Indemnity Agreement
entered into as of even date herewith in support of the Loan.

“Major Tenant Bankruptcy Event” means the bankruptcy, threatened bankruptcy, or
insolvency (as reasonably determined by the Lender) of the Tenant, or Lender’s
reasonable belief that the Tenant is insolvent.

“Material Lease LOC” means any letter of credit of which the Borrower is the beneficiary
supporting the obligations of the related tenant under a Lease, if the amount of the letter
of credit exceeds Two Hundred Fifty Thousand Dollars (8250,000).

“New Owner” means (a) the purchaser at a foreclosure or trustee's sale of the Real
Property, whether the purchaser is the Lender or a third party, or (b) the grantee of a deed
given in lieu of foreclosure.

“Notice” means a notice delivered in accordance with Section 20.

“Obligations” means all of the obligations required to be performed under the terms and
conditions of any of the Loan Documents by the Borrower or by any other person, except
for obligations that are expressly stated to be unsecured under the terms of another Loan
Document.

“Rents” means all rents, income, receipts, royalties, issues and profits and other benefits
paid or payable for using, leasing, licensing, possessing, operating from or in, residing in,
selling, mining, extracting minerals from, or otherwise enjoying the Real Property,
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whether presently existing or arising in the future, to which the Borrower may now or
hereafter become entitled or may demand or claim,.including security deposits, amounts
drawn under letters of credit securing tenant obligations, minimum rents, additional rents,
parking revenues, deficiency rents, termination payments, space contraction payments,
damages following default under a Lease, premiums payable by tenants upon their
exercise of cancellation privileges, proceeds from lease guarantees, proceeds payable
under any policy of insurance covering loss of rents resulting from untenantability caused
by destruction or damage to the Real Property, all rights-and claims of any kind which the
Borrower has or may in the future have against the tenants under the Leases, lease
guarantors, or any subtenants and other occupants of the Real Property; all proceeds of
any sale of the Real Property in violation of the Loan Documents, any future award
granted the Borrower in any court proceeding involving any tenant in any bankruptey,
insolvency, or reorganization proceedings in any state or federal court; and any and all
payments made by any tenant in lieu of rent.

“Revocation Event” means a Default or a Major Tenant Bankruptcy Event.

“Tenant” means Advanced American Construction, Inc., an Oregon corporation.

3. ASSIGNMENT

For value received, and as an inducement to the Lender to advance the proceeds of the
Loan to or for the benefit of the Borrower, the Borrower does hereby grant, bargain, sell,
transfer, set over, deliver, and absolutely, unconditionally and irrevocably assign unto the
Lender the Leases and the Rents, to have and to hold the same unto the Lender and unto
its successors and assigns, forever.

This Assignment is made in support of the Loan and in support of the payment,
observance, performance and discharge of all obligations, conditions, covenants, and
warranties contained in the Trust Deed and the other Loan Documents. This Assignment
is and shall be primary and on parity with the lien on the real estate conveyed by the
Trust Deed.

The Lender and the Borrower intend for this Assignment to be a present and absolute
assignment of the Leases and the Rents. However, if future legislation shall provide, or a
court of competent jurisdiction shall decree, that an assignment of leases and rents made
in support of a commercial mortgage loan such as the Loan may not be absolute, then this
Assignment shall be deemed amended retroactively to the minimum extent necessary to
achieve compliance with applicable legal requirements.

4. LICENSE TO COLLECT AND USE THE RENTS

The Lender grants to the Borrower a conditional license, subject to the Lender’s rights
under Section 10 and Section 11 below, to collect the Rents, other than those Rents paid
more than one (1) month in advance. The Borrower may use the Rents so collected for
any lawful purpose which is consistent with the Borrower’s ongoing performance of its
obligations under the Loan Documents, provided (a) no Default then exists, and (b) the
Borrower does not intend to cause, and has no reason to expect the occurrence of, any
Default in respect of the Obligations due to be performed in the following calendar
month.

Any Rents excluded from the scope of this license shall be trust funds for the benefit of
the Lender. The Lender may require that such Rents be deposited in a reserve fund to
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serve as additional security for the Loan, or to-be-used to benefit the Real Property, under
such terms and conditiens as the Lender may determine in the exercise of its sole and
absolute discretion.

5. LICENSE TO TAKE CERTAIN LEASING ACTIONS
5.1 GRANT OF LICENSE

The Lender grants to the Borrower a conditional license, subject to the Lender’s
rights under this Assignment, to perform the obligations of the landlord under the
AACI Lease and to enforce the performance by the Tenant of its obligations
under the AACI Lease, short of terminating or declaring a default under the
AACI Lease.

5.2 EXCLUDED LEASING ACTIONS

Any Leasing Action not expressly authorized under Section 5.1 is expressly
excluded from the scope of the license granted under that Section. If the leasing
configuration of the Improvements changes so that Leases other than the AACI
Lease exist, the Lender may, at its sole and absolute discretion, and in accordance
with the Lender’s then-current servicing policies, grant to the Borrower the
license to take certain categories of Leasing Actions with respect to such Leases
without the Lender’s advance written consent.

6. LENDER’S APPROVAL OF LEASING ACTIONS

All Leasing Actions that the Borrower is not expressly licensed to take under Section 3
require the Lender’s advance written approval. The Borrower shall request such approval
in writing, presenting the terms of the proposed Leasing Action in summary form. The
request shall be accompanied by (i) a copy of the form of lease, lease amendment, or
other written instrument that is to effect the proposed Leasing Action, and (ii) any
financial materials (such as credit reports, tenant financial statements, or retail tenant
sales information) used by the Borrower in arriving at its decision to take the proposed
Leasing Action. The Lender may within fifteen_(15) Business Days of its receipt of the
Borrower’s request, and in the exercise of its reasonable discretion, request any additional
documentation required to permit its analysis of the proposed Leasing Action. Unless the
Lender declines a request for its approval of a Leasing Action by Notice within fifteen
(15) Business Days of its receipt, together with all documentation required under this
Section, the Lender shall be deemed to have approved the request.

7. BORROWER’S REPRESENTATIONS AND WARRANTIES

The Borrower represents and warrants as follows:
7.1 THE BORROWER’S EXCLUSIVE RIGHT TO ASSIGN

The Borrower is the owner in fee simple absolute of the Real Property, has good
title to the Leases and Rents and has good right to assign them to Lender. No
other natural or legal person has any right, title or interest to the Borrower’s
interest in the Leases and Rents,
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7.2

7.3

7.4

7.5

7.6

7.7

NO LANDLORD DEFAULTS

The Borrower has duly and punctually performed all of the landlord’s
obligations, covenants, conditions and warranties under the terms of the Leases.

NO TENANT DEFAULTS

To the Borrower's best knowledge as a duly diligent property owner, no tenant
under a Lease is in material default in the performance of its terms, except as
disclosed in the estoppel certificates delivered to the Lender in connection with
the Loan, an aged receivables/delinquency report delivered by the Borrower to
the Lender in connection with the Loan, or an exhibit to the Borrower’s Closing
Certificate of even date herewith from the Borrower to the Lender.

NoO PREVIOUS ASSIGNMENT IN FORCE

The Borrower has not previously sold, assigned, transferred, mortgaged, or
pledged the Leases or the Rents except under documents that have been
discharged and released in full.

STATUS OF LEASES

The Leases delivered to the Lender in connection with the closing of the Loan are

valid, unmodified (except pursuant to modifications that have been delivered to
the Lender) and are in full force and effect.

STATUS OF FUTURE RENTS

No Rent that will accrue under a Lease has been waived, released, discounted, set

off or otherwise discharged or compromised.

NoO RENT RECEIVED IN ADVANCE

The Borrower has not received any funds or deposits from the tenant under any
Lease in excess of one (1) month’s Rent, other than security deposits or advance
rents in respect of periods of the rental term that have elapsed.

8. BORROWER’S COVENANTS

8.1 .

8.2

PERFORMANCE OF OBLIGATIONS

The Borrower shall observe, perform and discharge, duly and punctually, the
Borrower’s obligations, covenants, conditions and warranties under the terms of
the Note, the Trust Deed, this Assignment, the other Loan Documents, and the
Leases.

TENANT PERFORMANCE

The Borrower shall use commercially reasonable efforts to cause the tenants
under the Leases to perform their obligations under the Leases.
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8.3

8.4

8.5

8.6

8.7

8.8

8.9

8.10

Y

LEASING ACTIONS

The Borrower shall take no Leasing Action without the Lender’s advance written
approval, except as expressly permitted under the license granted to the Borrower
under Section 5 of this Assignment.

DOCUMENTATION OF LEASING ACTIONS REQUIRING LENDER’S
APPROVAL

The Borrower shall, promptly upon execution, send the Lender final
documentation evidencing any Leasing Action requiring Lender’s approval.

ACTIONS AND PROCEEDINGS

The Borrower shall appear in and defend any action or proceeding arising under,
or connected with the Leases or the obligations, duties or liabilities of the
Borrower and the tenants under the Leases.

FURTHER ASSURANCES

The Borrower shall execute and deliver to the Lender from time to time such
further assignments and instruments as the Lender reasonably may request in
order to effectuate the intent of this Assignment.

NOTICES OF LANDLORD DEFAULT

If the Borrower receives any written notice from any tenant asserting a material
default by the landlord under a Lease, or advising the Borrower that a condition
exists which may become a material default with the passage of time, the
Borrower shall send a copy or memorandum of the notice to the Lender.

RENT ROLLS

If a Revocation Event has occurred, the Borrower shall, within ten (10) days after
receipt of the Lender’s written request, furnish to the Lender a rent roll, certified
true and correct by the Borrower, in the form required under the terms of the
Trust Deed, and setting forth any other information reasonably requested by the
Lender.

NOTICE TO TENANTS

The Borrower agrees upon written request of the Lender following a Revocation
Event, to notify the tenants under the Leases of this Assignment, to direct them in
writing to send the Lender, simultaneously, copies of all notices of default that
they serve on the Borrower, and to direct them, at the Lender’s request, to pay all
future Rent directly to the Lender. The Rents and copies of such notices shall be
sent to the Lender at such address as is specified by the Lender to tenants from
time to time.

FUTURE ASSIGNMENTS

The Borrower shall not create or permit any lien, charge, or encumbrance of the
Leases or of the Rents, and shall not pledge, transfer, o otherwise assign the
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Leases or the Rents unless at the Lender’s request, or unless otherwise agreed to
by the Lender in writing.

8.11 CONSENT TO ASSIGNMENT OF TENANTS’ INTERESTS

The Borrower shall consent to neither an assignment of the tenant’s interest in
any Lease nor to any tenant’s subletting all or any portion of the Real Property
leased by it except to the extent such consent expressly may be required by the
terms and conditions of Leases.

8.12 GENERAL SERVICE ADMINISTRATION LEASES

If at any time the Borrower shall execute any Lease with the General Services
Administration or any other federal agency, the Borrower shall immediately (i)
cause all of the conditions and provisions of the federal Assignment of Claims
Act and the Assignment of Contracts Act to be complied with in full as additional
security for the Obligations, and (ii) provide the Lender with the name, address
and telephone number of the contracting officer and of the disbursement officer
associated with such Lease.

9. NOTICE TO FUTURE TENANTS CONCERNING ATTORNMENT

By occupying any part of the Real Property under a Lease, each future tenant, at the
option of the Lender or another New Owner, shall be deemed to have 2 greed to attorn to
the New Owner as successor landlord, subject to the Lender’s or New Owner’s
agreement not to disturb such tenant under its Lease so long as tenant is not in default
thereunder. The recording of this Assignment is intended to impart notice to all future
tenants of the foregoing provision of this Assignment. If the new Lease has been entered
into in accordance with the terms of the license granted to the Borrower in this
Assignment, the New Owner shall accept the tenant’s attornment and shall recognize the
Lease as a direct lease between the New Owner and the tenant.

10. LENDER’S RIGHTS UPON DEFAULT
10.1 REVOCATION OF LICENSES

Upon Default, the Lender may by Notice to the Borrower immediately terminate
the Borrower’s licenses under either or both of Sections 4 and 3 of this
Assignment, regardless of whether the Real Property or any other collateral
adequately secures the Loan’s eventual repayment. Upon the termination of the
Borrower's license under Section 4, the Borrower shall immediately deliver to
the Lender all Rents then in the Borrower’s possession, and all Rents then due or
accruing thereafter shall be payable by tenants directly to the Lender. This
Assignment shall constitute a direction to and full authority to any tenant of the
Real Property, upon the Lender’s written request, to pay all Rents to the Lender,
without requiring the Lender to prove to the tenant the existence of Default. The
Borrower agrees to deliver immediately to the Lender any Rents received by the
Borrower after the revocation of the Borrower’s license under Section 4, and at
the Lender’s written request, shall execute such further assignments to the Lender
of any Lease as the Lender may in its sole judgment request. This Assignment is
given in connection with the Loan and in support of the performance of the
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10.2

10.3

10.4

10.5

10.6

Borrower’s Obligations, and nothing herein contained shall be construed as (a)
constituting the Lender a “mortgagee-in-possession” of the Real Property, or (b)
an assumption by the Lender of the Borrower’s obligations as landlord under the
Leases.

APPLICATION OF RENTS

The Lender shall apply Rents it collects as follows: (i) first, to the payment of
late and other charges, if any, due and payable under the Loan Documents; (ii)
second, to the repayment of any sums advanced by the Lender for the payment of
any insurance premiums, taxes, assessments or other impositions or charges
against the Real Property; (iii) third, to the payment of any other sums due from
the Borrower to the Lender pursuant to the Loan Documents (other than the
amounts described in clauses (v) and (vi) below); (iv) fourth, to the payment of
any obligations of the Borrower under the Environmental Indemnity Agreement;
(v) fifth, to the payment of interest and principal then due under the Note; (vi)
sixth, to the establishment and maintenance of an impound account for the
payment of impositions on the Real Property in accordance with the Loan
Documents; (vii) seventh, to the payment to unaffiliated third parties of ordinary
expenses incurred in connection with operation of the Real Property, including
reasonable and customary third-party management fees not exceeding four
percent (4%) of effective gross income; (viii) eighth, to establish a fund to be
held by the Lender in its general account, without interest, as additional security
for the Loan pending the cure of all Defaults, and to be disbursed by the Lender
in its reasonable discretion to permit such Defaults to be cured; and (ix) ninth,
after the cure of all Defaults and only thereafter, the balance of the Rents shall be
distributed to the Borrower or to the order of the Borrower.

NO ACCORD AND SATISFACTION OR WAIVER

The Borrower agrees that the Lender’s exercise of its rights under this Section
shall give rise to neither (a) an accord and satisfaction with respect to any
obligation not fully performed by the Borrower or completely satisfied through
the application of Rents by the Lender, nor (b) a waiver of any rights or remedies
of the Lender.

DEFAULT INTEREST

Default under this Assignment is a “Default” under the terms of the Trust Deed.
The Lender is therefore entitled, at its sole discretion, to elect for interest on the
Loan to accrue at the Default Rate specified in the Note until the Default is cured.

REINSTATEMENT OF THE BORROWER’S LICENSES

Upon the cure of all Defaults, the Lender may by Notice to the Borrower,
reinstate the licenses of the Borrower under Sections 4 and 5.1 of this
Assignment.

ADDITIONAL OREGON REMEDIES

The Borrower expressly agrees that the Lender shall have, in addition to all other
rights and remedies set forth elsewhere in this Assignment, all the rights

-8-

AAC Headquarter Building, Portland, Oregon
AEGON Loan No. 89577
Seattle-3289153.2 0027988-00443

AACO002095



regarding enforcement of assignments of rents and-leases, or otherwise available
under Oregon law.

11. LENDER’S RIGHTS UPON OCCURRENCE OF A MAJOR TENANT
BANKRUPTCY EVENT

11.1 REVOCATION OF LICENSES

Upon the occurrence of a Major Tenant Bankruptcy Event, the Borrower'’s
license under Sections 4 and 5.1 shall automatically terminate, but, in the absence
of Default, only as to the related Lease.

11.2  APPLICATION OF RENTS

If a Major Tenant Bankruptcy Event occurs and no Default exists, and unless the
related Lease has been rejected in bankruptcy, the Lender shall apply the Rents
so received to any late charge or monthly payment then due and payable on the
Loan, disbursing any excess amounts to the Borrower within ten (10) Business
Days. 1f no such monthly payment is due and payable when such Rent is
received, the Lender shall disburse such Rent to the Borrower, net of the amount
of the next monthly payment, which amount shall be held by the Lender and
applied to such payment when it is due. If a Default exists, any Rents received
following a revocation under this Section of the license granted to the Borrower
under Section 4 shall be applied in the order of priority described in Subsection
10.2. If no Default exists, but the related Lease has been rejected in bankruptcy,
any amount received in respect of the related Lease shall be held in a reserve
fund as described in Subsection 10.2(viii) above, provided, however, that such
funds shall be made available for approved leasing expenses and tenant
improvements, and shall be released to the Borrower only when the space
demised by the rejected Lease has been re-leased and occupied under an
approved Lease.

11.3 REINSTATEMENT OF THE BORROWER’S LICENSES

If a Major Tenant Bankruptcy Event occurs and no-Default exists, and either (a) a
plan is confirmed in the related tenant’s bankruptcy and the plan does not
materially modify the terms of the related Lease, or (b) the trustee or the debtor-
in-possession assumes the related Lease under 11 U.S.C. §365, the Lender may,
in its sole and absolute discretion, by Notice to the Borrower, reinstate, as to the
related Lease, the license granted to the Borrower under Section 4 of this
Assignment.

12. LENDER’S RIGHTS IN RESPECT OF MATERIAL TENANT LOC:s

If the Borrower has the right to draw a Material Lease LOC, and if, in the Lender’s
reasonable determination, the Loan-to-Value ratio after any related lease termination will
exceed seventy-five percent (75%), or if the debt service coverage ratio of the Loan is
below 1.25 or may fall below 1.25 during the following two years, based on Leases
remaining in force after any related lease termination and on scheduled tenant rollover,
the Lender may, at its sole and absolute discretion, direct the Borrower to draw on the
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Material Lease:LOC and to instruct the issuer to remit the proceeds directly to the
Lender. Alternatively, the Lender may direct that the Borrower receive such proceeds and
turn them over to the Lender. In the absence of Default, the Lender shall hold such
proceeds in a reserve account to fund retenanting costs under approved Leases. Ifa
Default exists and a right to draw exists under a Material Lease LOC, the Lender may, at
its sole and absolute discretion, issue a direction as described above. If a Default exists,
such proceeds shall be held by the Lender as additional security for the Loan, or applied
as a payment in accordance with the Loan Documents. If the Lender issues a direction to
the Borrower under this Section, the Borrower shall promptly comply with the direction.
The Borrower acknowledges that any loss or waiver of draw rights resulting from the
failure of the Borrower to comply with such a direction may constitute waste of the Real
Property under the terms of the Loan Documents, and that any use of the proceeds of any
Material Lease LOC, except in compliance with this Section, shall constitute the
misappropriation of such proceeds under the terms of the Loan Documents.

13.  POWER OF ATTORNEY

The Borrower appoints the Lender as its attorney-in-fact, coupled with an interest, with
full power of substitution, in the name, place, and stead of the Borrower to do, while a
Default exists, all things and to perform all acts with respect to the Leases and the Real
Property authorized by the terms of this Assignment, as the Lender may determine from
time to time in its discretion.

14.  WAIVER OF CLAIMS

The Borrower waives any right, claim, or demand it may now or hereafter have against
any tenant by reason of payment of Rents to the Lender at the Lender’s request following
a Revocation Event.

15. LENDER NOT MORTGAGEE-IN-POSSESSION

Acceptance by the Lender of this Assignment shall not, prior to entry upon and taking of
possession of the Real Property by the Lender, be deemed or construed to constitute the
Lender a mortgagee in possession of the Real Property, nor shall the Lender be deemed to
have assumed, by accepting this Assignment, the landlord’s obligations to any tenant. In
particular, acceptance by Lender of this Assignment shall not obligate the Lender (a) to
appear in or to defend any action or proceeding relating to the Leases or to the Real
Property, (b) to perform any obligation as landlord under the Leases, (c) to pay any
amount or to assume any future financial obligation of the landlord, including any
obligation to pay to any tenant a security or other deposit not actually received by the
Lender, or (d) to indemnify any tenant for any injury or damage to person or property
sustained by any person or persons, firm or corporation in or about the Real Property.

16.  WAIVER OF JURY TRIAL

THE BORROWER AND THE LENDER WAIVE ANY RIGHT TO A TRIAL BY
JURY IN ANY ACTION OR PROCEEDING TO ENFORCE OR DEFEND ANY
RIGHTS (A) UNDER THIS ASSIGNMENT OR ANY OTHER LOAN DOCUMENT,
OR (B) ARISING FROM ANY LENDING RELATIONSHIP EXISTING IN
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CONNECTION WITH THIS ASSIGNMENT, AND IT IS AGREED BY THE
BORROWER AND BY THE LENDER THAT ANY SUCH ACTION OR
PROCEEDING SHALL BE TRIED BEFORE A JUDGE AND NOT BEFORE A JURY.

17 CUMULATIVE REMEDIES

The Lender may take or release other security, may release any party primarily or
secondarily liable for any Obligation, may grant extensions, renewals or indulgences with
respect to such indebtedness, and may apply any other security therefor held by it to the
satisfaction of such indebtedness without prejudice to any of its rights hereunder. Nothing
herein contained and no act or omission by the Lender pursuant to the powers and rights
granted it herein shall be deemed to be a waiver by the Lender of its rights and remedies
under any of the Loan Documents, or shall prejudice any of the rights and remedies
possessed by the Lender under their terms. The right of the Lender to collect the Loan or
additional Obligations may be exercised by the Lender prior to, simultaneously with, or
subsequently to any action taken by the Lender under this Assignment.

18. EXPENSES

Any expenses incurred by the Lender in exercising its remedies under this Assignment
after the occurrence of a Revocation Event (including attorneys’ fees and costs in
enforcing or protecting this Assignment in any bankruptcy proceeding) shall constitute
further indebtedness of the Borrower to the Lender and shall be immediately payable to
the Lender, together with interest at the Default Rate specified in the Note.

19. INDEMNIFICATION

The Borrower hereby agrees to indemnify, defend, and hold the Lender harmless from
and against any and all liability, loss, damage or expense (unless such liability, loss,
damage or expenses arises through the Lender’s gross negligence or willful misconduct)
which the Lender may or might incur under or by reason of this Assignment, or for any
lawful action taken by the Lender hereunder, or by reason or in defense of any and all
claims and demands whatsoever which may be asserted against the Lender arising out of
the Leases, including, without limitation, any claim by any tenant of credit for Rent paid
to and received by the Borrower, but not delivered to the Lender, for any period under
any Leases more than one month in advance of the due date thereof; and should the
Lender incur any such liability, loss, damage or expense, the amount thereof (including
reasonable attorneys’ fees) with interest thereon at the rate specified as the Default Rate
in the Note shall be payable by the Borrower immediately without demand, and shall be
secured hereby and by the Trust Deed.

20.  NOTICE

In order for any demand, consent, approval or other communication to be effective under
the terms of this Assignment, “Notice” must be provided under the terms of this Section.
All Notices must be in writing. Notices may be (a) delivered by hand, (b) transmitted by
facsimile (with a duplicate copy sent by first class mail, postage prepaid), (c) sent by
certified or registered mail, postage prepaid, return receipt requested, or (d) sent by
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21.

22.

23.

reputable overnight courier service, delivery charges prepaid. Notices shall be addressed
as set forth below:

If to the Lender:

Transamerica Life Insurance Company
¢/o AEGON USA Realty Advisors, Inc.
4333 Edgewood Road, N.E.

Cedar Rapids, lowa 52499-5443

Attn: Mortgage Loan Department
Reference: Loan #89577

Fax Number: (319) 369-2277

If to the Borrower:

Advanced American Construction Properties, LLC
8444 N'W St. Helens Road

Portland, Oregon 97231

Attn: Marvin D. Burch

Fax Number: (503) 650-8230

Notices delivered by hand or by overnight courier shall be deemed given when actually
received or when refused by their intended recipient. Notices sent by facsimile will be
deemed delivered when a legible copy has been received (provided receipt has been
verified by telephone confirmation or one of the other permitted means of giving Notices
under this Section). Mailed Notices shall be deemed given on the date of the first
attempted delivery (whether or not actually received). Either the Lender or the Borrower
may change its address for Notice by giving at least fifteen (15) Business Days’ prior
Notice of such change to the other party.

SUCCESSORS AND ASSIGNS

The terms, covenants, conditions and warranties contained herein and the powers granted
hereby shall run with the land, shall inure to the benefit of and bind the parties hereto and
their respective heirs, executors, administrators, successors and assigns, and all tenants,
sub-tenants and assigns of same, and all occupants and subsequent owners of the Real
Property.

CHOICE OF LAW

This Assignment shall be construed and enforced according to, and governed by, the laws
of Oregon without reference to conflicts of laws provisions which, but for this provision,
would require the application of the law of any other jurisdiction.

TIME OF ESSENCE

Time shall be of the essence in the Borrower’s performance of its obligations under this
Assignment,
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24.

25.

26.

27.

28.

29.

SEVERABILITY

In the event that any one or more of the provisions of this Assignment shall for any
reason be held to be invalid, illegal or unenforceable, in whole or in part, or inany-
respect, or in the event that any one or more of the provisions of this Assignment shall
operate, or would prospectively operate, to invalidate this Assignment, then, and in any
such event, such provision or provisions only shall be deemed to be null and void and of
no force or effect, and shall not affect any other provision of this Assignment which other
provisions shall remain operative and in full force and effect and shall in no way be
affected, prejudiced or disturbed thereby.

AMENDMENT

This Assignment may be amended, revised, waived, discharged, released or terminated
only by a written instrument or instruments executed by the party against which
enforcement of the amendment, revision, waiver, discharge, release or termination is
asserted. Any alleged amendment, revision, waiver, discharge, release or termination that
is not so documented shall be null and void.

VARIATION IN PRONOUNS

All the terms and words used in this Assignment, regardless of the number and gender in
which they are used, shall be deemed and construed to include any other number, singular
or plural, and any other gender, masculine, feminine, or neuter, as the context or sense of
this Assignment or any paragraph or clause herein may require, the same as if such word
had been fully and properly written in the correct number and gender.

CAPTIONS

The section titles or captions contained in this Assignment are for convenience only and
shall not be deemed to define, limit or otherwise modify the scope or intent of this
Assignment.

COUNTERPARTS

This Assignment may be executed in one or more counterparts, each of which shall be
deemed an original but all of which taken together shall constitute one and the same
agreement.

TERMINATION

Upon discharge of record of the Trust Deed and payment in full of all monetary
obligations under the Note, this Assignment shall terminate without the need for any
separate instrument of discharge; provided that if the Borrower requests a termination in
recordable form, the Lender shall provide one, at the Borrower’s expense.
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IN WITNESS WHEREOF, the Borrower has caused this Absolute Assignment of Leases and
Rents to be duly executed as of the date first above written.

BORROWER:

ADVANCED AMERICAN CONSTRUCTION
PROPERTIES, LLC, an Oregon limited liability
company

oy W) Lol

Marvin D. Burch

Its Authorized Member
STATE OF OREGON )
)ss.
This instrument was acknowledged before me on ) , 2006, by MARVIN D.

BURCH, as the Authorized Member of ADVANCED AMERICAN CONSTRUCTION
PROPERTIES, LLC, an Oregon limited liability company, on its behalf.

Notary Public as
My commission expires: _‘ /

Commission No.: _ 35 ATS 7 ' (g
VICKT LEE KRYSZ A

OFFICIAL SEAL
VIGKI LEE ng&%m
NOTARY PUBLI 3
CrIISSION NO. 359559 254 559
1y COMMISSION EXPIRES AUGUST 10, 2006
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EXHIBIT A

Legal Description:

PARCEL 1:

A tract of land in Section 11, Township 1 North, Range 1 West of the Willamette
Meridian, in the City of Portland, Multnomah County, Oregon, described as follows:

Beginning on the north line of Block C, Springville, now vacated, with the intersection of
the northeasterly line of the Spokane, Portland & Seattle Railway right-of-way; thence
North 52 East 292.9 feet; thence North 38 46' West 70 feet; thence South 52 West 300.7
feet; thence South 45 06' East 70.53 feet to the place of beginning.

PARCEL 2:

A tract of land in Section 11, Township 1 North, Range 1 West of the Willamette
Meridian, in the City of Portland, Multnomah County, Oregon, described as follows:

Beginning at the southeasterly comer of the tract of land conveyed to Portland
Manufacturing Company by deed recorded April 8, 1936 in Book 332, Page 556, Deed
Records, said point also being on the northerly line of the tract of land conveyed to L.A.
Jacobsen by deed recorded May 24, 1921 in Book 853, Page 8, Deed Records; thence
South 52 West along the northerly line of said Jacobsen tract 289 feet to the northeasterly
line of the Northern Pacific Railroad right-of-way also referred to as the Spokane,
Portland & Seattle Railway right-of-way; thence Northwesterly along said northeasterly
right-of-way line to its intersection with the easterly extension of the southeasterly line of
Ferry Street, said point also being the southwest corner of the tract of land conveyed to
Multnomah County by deed recorded July 12, 1912 in Book 586, Page 347, Deed
Records; thence North 52 East 292.9 feet to the low water mark of the Willamette River;
thence Southeasterly along said low water mark to the place of beginning.

PARCEL 3:

A tract of land in Section 11, Township 1 North, Range 1 West of the Willamette
Meridian, in the City of Portland, Multnomah County, Oregon, described as follows:

Beginning at a point on the northeasterly line of the Spokane, Portland & Seattle Railway
right-of-way which is North 38 West 3.94 feet from the southeasterly line of Lot 2, Block
3, on the plat of Springville, recorded in Book G, Page 255, Deed Records; thence
Northwesterly along said northeasterly right-of-way line 751.17 feet to a point which is
North 38 West 753.94 feet from the southeast corner of aforesaid Lot 2; thence North 52
East parallel with the southeasterly line of said Lot 2, a distance of 289 feet to the harbor
line of the Willamette River; thence South 48 13' 44" East along said harbor line 762.10
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feet to a point which is North 52 East from the point of beginning; thence South 52 West
401.77 feet to the place of beginning.

EXCEPT that portion lying below the low water line of the Willamette River.

FURTHER EXCEPTING the tract of land conveyed to Multnomah County by deed
recorded September 16, 1929 in Book 29, Page 28, Deed Records, described as follows:

Beginning at a point on the harbor line of the Willamette River which is 80 feet Northerly
from, when measured at right angles to the centerline of N. Philadelphia Avenue,
extended Westerly, said point also being 204 feet Southerly from the northeast corner of
Parcel 3 as above described; thence Westerly parallel with the extended centerline of said
street 100 feet; thence Southerly at right angles 30 feet; thence Westerly parallel with the
extended centerline of said street, 205 feet to a point on the northeasterly right-of-way
line of the Spokane, Portland and Seattle Railway which is 50 feet Northerly from, when
measured at right angles to, said extended street centerline; thence Southerly along said
right-of-way line to a point which is 50 feet Southerly from, when measured at right
angles to, said extended street centerline; thence Easterly parallel with the westerly
extension of the centerline of N. Philadelphia Avenue 194 feet; thence Southerly at right
angles 30 feet; thence Easterly, parallel with said extended street centerline 140 feetto a
point on the harbor line which is 80 feet Southerly from, when measured at right angles
to, said extended street centerline; thence Northerly along said harbor line 164.9 feet to
the place of beginning.

PARCEL 4:

A tract of land in the Southeast 1/4 of Section 11, Township 1 North, Range 1 West of
the Willamette Meridian, in the City of Portland, Multnomah County, Oregon, described
as follows:

Beginning at a 5/8" iron rod w/yellow plastic cap (YPC) "Caswell PLS 737" shown as a
set monument on Multnomah County Survey #50640, which bears South 34 degrees
08'07" East, 2337.09 feet from the Witness Corner of the S.E. Corner of the G.J. Watts
DLC #46, said rod located at the intersection of the Southerly right-of-way line (ROW)
of the St. Helens Bridge and the Southwesterly ROW of the Northen Pacific R.R.
railroad; thence Southeasterly 272.28 feet along aforementioned railroad ROW on the arc
of a 3706.79 foot radius curve to the right (the chord of which bears S37 degrees 15'40"
E, 272.22 feet) to a 5/8" iron rod w/YPC "City of Portland Water Bureau”; thence S54
degrees 46'42"W, 82.72 feet to a 5/8" iron rod w/YPC "City of Portland Water Bureau"
on the Northeasterly ROW line of Columbia River Highway (Hwy 30); thence N35
degrees 33'46" W, 275.72 feet along the aforementioned Northeasterly ROW line of
Columbia River Highway (Hwy 30) to its intersection with the Southerly ROW line of
the St. John's Bridge to a 5/8" iron rod shown as a set monument on Multnomah County
Survey #50640; thence N57 degrees 35'18" E, 74.76 feet along the Southerly ROW of the
St. Johns Bridge to its intersection with aforementioned Northern Pacific R.R. ROW line
to the point of beginning.
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PARCEL 5:

A tract of land in Section 11, Township | North, Range 1 West of the Willamette
Meridian, in the City of Portland, Multnomah County, Oregon, described as follows:

Beginning at the intersection of the northwesterly line and its southwesterly extension of
Lots 3 and 8, Block 1, Springville, now vacated, said line also being the northerly line of -
Tax Lot 10 as shown by the 1940 Tax Roll, with the northeasterly line of NW St. Helens
Road (as existed in 1952); thence Southeasterly along said northeasterly road line 26.6
feet to the northwest corner of the tract of land conveyed to Multnomah County by deed
recorded September 27, 1929 in Book 31, Page 288, Deed Records; thence North 55 48'
East along the northwesterly line of said tract 128 feet, more or less, to the southwesterly
line of the Spokane, Portland and Seattle Railway right-of-way; thence Northwesterly
along said southwesterly right-of-way line to the northwesterly line of aforesaid Lot 3,
Block 1, Springville; thence Southwesterly along said northwesterly line and its
southwesterly extension of Lots 3 and 8, Block 1, Springville, now vacated, to the place
of beginning.

EXCEPTING THEREFROM that portion acquired by the State of Oregon by and
through its State Highway Commission, Circuit Court Case No. 282435, Multnomah

County, Oregon.
PARCEL 6:

A tract of land in Section 11, Township 1 North, Range 1 West of the Willamette
Meridian, in the City of Portland, Multnomah County, Oregon, described as follows:

Beginning at the intersection of the southeasterly line of Lot 2, Block 1, Springville, now
vacated, with the southwesterly line of the Spokane, Portland and Seattle Railway
right-of-way; thence Northwesterly along said right-of-way line to the northwesterly line
of Block C, Springville, now vacated; thence Southwesterly along said northwesterly
block line and its southwesterly extension to the northeasterly line of NW St. Helens
Road (as existed in 1952); thence Southeasterly along said northeasterly road line to its
intersection with the southwesterly extension of the southeasterly line of Lot 9, Block 1,
Springville, now vacated; thence Northeasterly to the point of beginning; TOGETHER
WITH the right to use the roadway under the West end of the St. Johns Bridge.

EXCEPTING THEREFROM that portion acquired by the State of Oregon by and
through its State Highway Commission, Circuit Court Case No. 282435, Multnomah
County, Oregon.
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REMOVE YELLOW COPY, COMPLETE AND POST
RECORD WHITE COPY [with original signature)

- FORM No. 748
COPYRIGHT 1993
RETAIN FINK COPY

BTEVENB-NESS LAW PUBLISHING €0,, PORTLAND, OR #7204

- COMPLETION NOTICE

9‘0' Notice is hereby given that the building, structure or other imprdvement on the fol-
: b)lowing described premises (insert legal description including street address, if known):

\\

'

As Per Exhibit Attached Hereto And By Reference Made A Part Hereof
and also known as 8444 NW St. Helens Road, Portland, Oregon 97231

Dt has been completed. A
~ All persons claiming a lien upon the same under Oregon’s Construction Lien Law
~ are hereby notified to file a claim of lien as required by ORS 87.035.
\P, Dated ... April [ . , 18%_2006
‘: Advanced American Construction Properties, LLC
6 T Griginal Contractor, Owner of Morigogee
’ By v/%t/) ...........................................
3% Marvin D. Burch, Its Authorized Member
P.O.AAAress ............ooooooiiiiiiieeeeeeeeeeee
s
D
B
-
a STATE OF OREGON )
§ County of Multnomah ; s
g I, Marvin D. Burch , being first duly sworn, depose and say:
§ That on my behalf or as agent for .Advanced American Construction Properties. LLC
= ceveeeeeeeeeesuemeeereeresasiane e e AR R R RS AR S
| 1 did on April 2006., wl , duly post a notice of which the above is a true copy, in a conspicuous place
upon the land or upon the improvement situated thereon described in the notice, to-wit: by posting, nailing, tacking, pasting,
ﬁ fastening or ... (indicate which) such notice at the front entrance of the building or improvement
P constructed, altered or repaired on the above described land. (If no building, state in what manner posted.)
o
CVILKT LEE WRysTA¥E 'tECT R E—
OFFICIAL SE%ZAK Signed and sworn to before me on .......Apxil - 19.2006
VICKI LEE XR ‘7’]? )
Gbiwl  NOTARY PUBLIC-OREGON 249659 by LI LA :B [/
357 counssioNN 356558 - , W M
Y COMMISSION EXPIRES , e L/ s %éb Zeio
My commisssion expires........ RN @ .......
Record with recording officer within 5 days after posting. STATE OF OREGON, 1
ORS 87.045(3). e
;";IVI':QD""“};L!:‘C; Address, Zip): Recorded in MULTNOMAH COUNTY, OREGON
... .2V C. 8Swick, Deputy Clerk
Advanced.-American..Construction,lnc...... A65 4 ATKLM
kl5...5....M.cLaughlin...BlV.d.. Total : 31 oo
Oregon..City.,. 0. ... 97045 e
2006-073515 04/24/2006 10:38:49am
County.
Witness my hand and seal of
County affixed. }
NAME TITLE
P - 3 7T , Deputy
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EXHIBIT mpn

PARCEL 1:

A tract of land in Section 11, Township 1 North, Range 1 West of the Willamette Meridian, in the City
of Portland, Multnomah County, Oregon, described as follows:

Beginning on the north line of Block C, Springville, now vacated, with the intersection of the
northeasterly line of the Spokane, Portland & Seattia Railway right-of-way; thence North 52° East
292.9 feet; thence North 38° 46 West 70 feet; thence South 52° West 300.7 feet; thence South 45°
06° East 70.53 faet to the place of beginning.

PARCEL 2:

A tract of land in Section 11, Township 1 North, Rangs 1 West of the Willamette Meridian, in the City
of Portland, Multnomah County, Oregon, describsd as follows:

Beginning at the southeasterly corner of the tract of land conveyed to Portland Manufacturing Company
by deed recorded April 8, 1936 in Book 332, Page 556, Deed Records, said point also being on the
northerly line of the tract of land conveyed to L.A, Jacobsen by deed recorded May 24, 1921 in Book
853, Page 8, Deed Records; thence South 52° West along the northerly line of said Jacobsen tract 289
feet to the northeastsrly line of the Northern Pacific Railroad right-of-way also referred to as the
Spokane, Portland & Seattle Railway right-of-way; thence Northwesterly along said northeasterly
right-of-way line to its intersection with the easterly extension of the southeasterly line of Ferry Strest,
said point also being the southwest corner of the tract of land conveyad to Multnomah County by deed
recorded July 12, 1912 in Book 586, Page 347, Deed Records; thence North 52° East 292.9 foet to
the low water mark of the Willamette River; thence Southeasterly along said low water mark to the
place of beginning.

PARCEL 3:

A tract of land in Section 11, Township 1 North, Range 1 West of the Willamette Meridian, in the City
of Portland, Multnomah County, Oregon, described as follows:

Beginning at a point on the northeasterly line of the Spokane, Portland & Seattle Reilway right-of-way
which is North 38° West 3.94 feet from the southeasterly line of Lot 2, Block 3, on the plet of
Springville, recorded in Book G, Page 255, Deed Records; thence Northwesterly along said northeasterly
right-of-way line 751.17 feet to a point which is North 38° West 753.94 fest from the southeast corner
of aforesaid Lot 2: thence North 52° East parallel with the southeasterly line of said Lot 2, a distance
of 289 fest to the harbor line of the Willamette River; thence South 48° 13' 44° East along said harbor
line 762.10 feet to a point which is North 52° East from the point of beginning; thence South 52°
West 401.77 feet to the place of beginning.

EXCEPT that portion lying below the low water line of the Willamette River.

FURTHER EXCEPTING the tract of land cbnveyed to Multnomah County by deed secorded September
16, 1929 in Book 29, Page 28, Deed Records, described as follows:

Beginning at a point on the harbor line of the Willamette River which Is 80 feet Northerly from, when
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measured at right angles to the centerline of N. Philadelphia Avenue. extended Westerly, said point also
being 204 feet Southerly from the northeast corner of Parcel 3 as above described; thence Westerly
-parallel with the extended centerline of said street 100 feet; thence Southerly at right angles 30 feet;
thence Westerly parallel with the extended centsrline of said street, 205 feet to a point on the
northeasterly right-of-way line of the Spokane, Portland and Seattle Railway which is 50 feet Northerly
from, when measured at right angles to, said extended street centerline; thence Southerly slong said
right-of-way line to a point which is 50 feet Southerly from, when measured at right angles to, said
axtended street centerline; thence Eastarly parallel with the westerly extension of the centerline of N.
Philadslphia Avenus 194 feet; thence Southerly at right angles 30 feet; thence Easterly, parallel with
said extanded strest centerline 140 feet to a point on the harbor line which is 80 feet Southerly from,
when measured at right angles to, said extended street centerline; thence Northerly slong said harbor
line 164.9 fest to the place of beginning.

PARCEL 4:

A tract of land in the Southeast 1/4 of Section 11, Township 1 North, Range 1 Wast of the Willamette
Meridian, in the City of Portland, Multnomah County, Oregon, described as follows:

Beginning at a 5/8" iron rod w/yellow plastic cap (YPC) "Caswell PLS 737" shown as a set monument
on Multnomah County Survey #50640, which bears South 34 degrees 08'07" East, 2337.09 feet from
the Witness Corner of the S.E. Corner of the G.J, Watts DLC #46, ssid rod located at the intersection
of the Southerly right-of-way line (ROW) of the St. Helens Bridge and the Southwesterly ROW of the
Northern Pacific R.R. railroad: thence Southeasterly 272.28 feet along aforementioned railroad ROW
on the arc of a 3706.79 foot radius curve to the right {the chord of which bears S37 degrees 15'40"
E, 272.22 feet} to a 5/8" iron rod w/YPC "City of Portland Water Bureau™; thence S54 degrees
46'42"W, 82,72 feet to a 5/8" iron rod w/YPC "City of Portland Water Bureau” on the Northeasterly
ROW line of Columbia River Highway (Hwy 30); thence N35 degrees 33'46" W, 275.72 fest along the
aforementioned Northeasterly ROW line of Columbia River Highway (Hwy 30) to its interssction with
the Southerly ROW line of the St. John's Bridge to & 5/8" iron rod shown as a set monument on
Multnomah County Survey #50640; thence N57 degrees 35°18" E, 74.76 feet along the Southerly
ROW of the St. Johns Bridge to its intersection with aforsmentioned Northern Pacific R.R. ROW line
to the point of beginning.

PARCEL 5:

A tract of land in Section 11, Township 1 North, Range 1 West of the Willamette Meridian, in the City
of Portland, Muitnomah County, Oregon, described as follows:

Beginning at the intersection of the northwesterly line and its southwesterly extension of Lots 3 and
8, Block 1, Springville, now vacated, said line also being the northerly line of Tax Lot 10 as shown by
the 1940 Tax Roll, with the northeasterly line of NW St, Helens Road (as existed in 1952); thence
Southeasterly along said northeasterly road line 26.6 feet to the northwest corner of the tract of land
conveyed to Multnomah County by deed recorded September 27, 1929 in Book 31, Page 288, Deed
Records; thence North 55° 48' East along the northwesterly line of said tract 128 feet, more or less,
to the southwestarly line of the Spokane, Portland and Seattle Railway right-of-way; thence
Northwesterly slong said southwesterly right-of-way line to the northwesterly line of aforesaid Lot 3,
Block 1, Springville; thence Southwesterly along said northwesterly line and its southwaesterly extension
of Lots 3 and 8, Block 1, Springville, now vacated, to the place of beginning.

EXCEPTING THEREFROM that portion acquired by the State of Oregon by and through its State
Highway Commission, Circuit Court Case No. 282435, Multnomah County, Oregon.
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PARCEL 6:

A tract of land in Section 11, Township 1 North, Range 1 West of the Willamette Maeridian, in the City
of Portland, Multnomah County, Oregon, described as follows:

Beginning at the intersection of the southeasterly line of Lot 2, Block 1, Springvilie, now vacated, with
the southwastarly line of the Spokane, Portland and Seattle Railway right-of-way; thence Northwesterly
along said right-of-way line to the northwesterly line of Block C, Springville, now vacated; thence
Southwasterly along said northwesterly block line and its southwesterly extension to the northaasterly
line of NW St. Halens Road (as existed in 1852); thence Southeasterly along said northeasterly road
line to its intersection with the southwesterly extension of the southeasterly line of Lot 9, Block 1,
Springville, now vacated; thence Northeasterly to the point of beginning; TOGETHER WITH the right
to use the roadway under the West end of the St. Johns Bridge.

EXCEPTING THEREFROM that portion acquired by the State of Oregon by and through its State
Highway Commission, Circuit Court Case No. 282435, Muitnomah County, Orsgon.
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2.0 SITE BACKGROUND

This section presents a brief description of the site, the ownership and operational history, as
well as the regulatory history. This information was collected from a variety of sources
including DEQ files, previous reports, site reconnaissance, online resources, and a VISTA
Report. The site is referred to as the Marine Finance site throughout this report, but the site has
also historically been identified as the Riverside Industrial Park, the General-Knapton Road Site,
and the West State, Inc. site.

2.1 SITE DESCRIPTION

The Marine Finance site is located along the western edge of the Lower Willamette River in
Portland, Oregon (Figure 2-1). The St. Johns Bridge extends over the center of the property and
therefore divides the site into a northern section, which is approximately 2/3 of the total site area,

and a southern section, which is approximately 1/3 of the total site area- (Figure 2-2). This -

document therefore refers to the northern and southern sections of the property using the St.
Johns Bridge as the dividing line. The region around the site is characterized by heavy industry
along the river and a mix of residential, commercial, industrial, and recreational properties west

of St. Helens Road. The following summarizes the site Jocation and ownership:

GENERAL SITE DATA

Site Name and Address: Marine Finance
8444 Northwest Saint Helens Road
Portland, Oregon 97231-1115

Current Owner(s): Marine Finance Corporation
8444 Northwest Saint Helens Road
Portland, Oregon 97231-1115
Note: The February 2000 Phase One Environmental
Assessment Update was prepared for a company called
Capital Consultants, 2300 S.W. First Avenue, Portland,
Oregon 97201 (PBSE 2000) ;

3

Current Operators {Tenants): Transtoader International, Hendren Tow Beat Company,
: Mark Even Construction, Black Cat Studios, NW One
Design.
Site Contact(s): Mike Williams
Latitude: N 45°35°
Longitude: W 122° 46°
Legal Description: The facility is located in the northeast quarter of the

southeast quarter of Section 11 Township IN. Range 1w,
(Willamette Meridian, 01NO1W11DA), Lots 100, 500, and
600, approximately 9.7 acres.

Directions to Site: Located northwest of the city of Portland, beneath the
southwestern end of the St. John's Bridge over the
Willamette River.

Page 2-1 07/05/00
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2.2 OWNERSHIP AND OPERATIONAL HISTORY

The site is currently used for office trailer storage, warehouses, an art studio, tow boat
operations, sailboat construction, and houseboat construction according to information provided
by representatives from Marine Finance Corporation to DEQ on 02 March 1999. Structures at
the site currently consist of two large metal-clad Quonset huts on concrete slabs, a wood-frame
modular office building, a small metal-clad trailer house, a small 'wooden shed, a floating-home
builder’s dock, as well as a gangway and floating facilities owned by a tow boat company. A
concrete slab foundation from a former warehouse building in the southern portion of the
property may still exist in part or in its entirety under some overlying soil. There are currently
two docks onsite north of the St. John’s Bridge. The site is currently occupied by five businesses
which all lease space on a month-to-month basis:

. Transloader (Transversal) International — Import/Export business. Transloader International

occupies a trailer for its office operations and the south Quonset hut for warehousing of
merchandise.

« Hendren Tow Boat Company — Tugboat business. Hendren Tow Boat Company operates on
Marine Finance property south of the St. John’s Bridge. Since Hendren Tow Boat started
operations at the site in 1993, it has been used as a tug boat dock. There are currently several
floating structures/docks in the river adjacent to the site. Maintenance of its vessels is
performed onsite.

« Mark Even Construction — Houseboat construction. Mark Even Construction constructs
houseboats on the shoreline of the Willamette River using a dock at the northern end of the
property and has support operations and material storage in the adjacent area.

+ Black Cat Studios — Sculptors studio space in the northern end of the north Quonset hut.

+ NW One Design — Sailboat construction in the southern end of the north Quonset hut.

The history of the site was traced by PBS Environmental (PBSE) in a 1993 Phase One Report
(PBSE 1993), back to 1926 by means of aerial photographs, Portland City Directories, Sanborn
Fire Insurance maps, City building records, and personal interviews. In summary, the report
states that the property had been used by various marine construction companies and tow
boat/barge companies since the 1920°s or earlier. In the past the site also had a modest
warehouse in the southern portion of the site as well as smaller buildings, such as office
buildings, a tavern, and a private residence. Between 1936 and 1940 the area was built up with
fill material. The present day Quonset huts were constructed sometime before 1957. Much of
the site was leased to two metal salvage companies from 1988 until 1993. PBS states in the 1993
report that during its site visit scrap metal covered much of the storage yard, and that direct
observation of the ground surface was difficult (PBSE 1993).

In 1926, the south parcel was occupied by Jacobsen Construction Company. Activities
conducted by Jacobsen included pile driving, dock work, and bridge building. Jacobsen had an
equipment warehouse with an office and tool room in the south end of the parcel, located
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between the river and the railroad tracks. This building was serviced with electric power, stove
heat, and city water. The historic aerial photographs depict this structure (Appendix A). Toilets
and basins drained directly into the river. A dock and an overhead crane was located south of the

warehouse. The adjacent property to the south was occupied by government moorings
(PBSE 1993).

At the same time on the north parcel near the present location of Mark Even Construction, a
cross-river ferry slip and landing was present. The ferry apparently operated until approximately
1932 when the St. Johns bridge was constructed. The Claremont Tavern, which was later
renamed the Thomas Roadhouse, was present near the intersection of the ferry landing road and
the railroad tracks. A private dwelling and garage appeared just south of the bridge between the
railroad tracks and St. Helens Road in 1932. Jacobsen continued to occupy the remainder of the
south parcel. Houseboats occupied the shoreline on the north parcel.

By 1943, the south parcel was occupied by Portland Tug and Barge, which was owned by
Jacobsen Construction. The equipment warehouse remained, and a new one-story office
building was constructed on the north parcel and connected to the sewer.

A 1948 aerial photo shows that fill had been placed on the north parcel, bringing it to close to its
present day elevation (Appendix A). The U.S. Army Corps of Engineers (USACE) has no
records of fill disposal from river dredgings on the property, which indicates that the fill material
was likely obtained from private dredging operations (PBSE 1993). The 1948 aerial photo
shows two elongated buildings, which appear to be warehouses, side-by-side in the center of the
north parcel. In 1951, a temporary restroom was constructed on the property which was
connected to a septic tank (PBSE 1993).

General Construction Company purchased the property from Jacobsen Construction Company in
approximately 1953. The address for Portland Tug & Barge (8444 N.W. St. Helens Road) was
listed as vacant starting in 1953 until 1957. At approximately this time, the Corps of Engineers
occupied the government mooring propeity to the south. The present-day Quonset huts were
constructed before 1957 based on review of the aerial maps (Appendix A) although the PBSE

report indicates construction in 1959 (PBSE 1993). The original warehouse on the south parcel
was demolished in October of 1965.

In 1972, a permit was filed by General Construction Company with the City of Portland for the
grading, surfacing, and fencing of storage areas, and construction of dolphins, floats, ramps, and
an oil storage building for lubricants and greases. Precise locations are uncertain, but several
ancillary structures are present on the east sides of both Quonset huts in the 1972 aerial
photograph that were not present in the 1971 aerial photograph (Appendix A). Additionally,
much additional storage east of the Quonset huts and on the southern portion of the property is
noted in 1972. Later that year, an office trailer was added on the north parcel. In 1979, a sewer
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connection permit was filed by General Construction for a trailer on the south parcel
(PBSE 1993).

The property was purchased from General Construction in 1988 by West State, Inc. West State
intended to use the site for shop repair, however that never occurred. The buildings and property
were leased in 1989 to Clydes Ferrous Metal Salvage whose office space was in the south half of
the north Quonset hut, and Abrams Scrap Metal whose office space was in the south Quonset
hut. Scrap metals were stored in the area east of the Quonset huts. A diving and construction
company called Dutra Devine occupied the north end of the north Quonset hut and the modular
office building near the north dock. Prior to Dutra Devine, the north end of the north Quonset
hut was occupied by Western Boiler Repair.

Three underground storage tanks (UST) located immediately east of and adjacent to the southern
Quonset hut (Figure 2-2), which were previously used by General Construction Company, were
removed from the site in 1988 immediately after the purchase of the property by West State, Inc.
(Dames & Moore 1988). Two USTs, a 20,000-gallon and a 10,000-gallon tank, stored diesel
fuel and the third, a 5,000-gallon UST, contained gasoline. A fuel pumping island was located
near the USTs by the southern Quonset hut. A fuel line also led to the dock north of the St.
Johns Bridge and may have supplied fuel for river vessels and/or been a supply line for the
USTs. Contaminated soil was excavated from the tank pits to depths of 15 to 26 feet below
ground surface (bgs). Additional test pits were dug along the former route of the product lines,
and more contaminated soil was removed. The removal project received a “No Further Action”
letter from the DEQ in February 1989.

2.2.1 Previous Investigations

The site is located adjacent to River Mile (RM) 6.0, which is within a 6-mile stretch of the
Lower Willamette River where the USEPA conducted a sediment study in 1997 (USEPA 1998).
The USEPA sediment study area, situated between the upstream ends of Sauvie Island (RM 3.5)
and Swan Island (RM 9.5), is referred to as the Portland Harbor. This study included collection
of 187 near-shore sediment samples from either shallow (6 to 17 cm), or deep (55 to 139 cm)
sediments. Most of the samples (150) were collected from the shallow horizon. All samples
were analyzed for total metals, semi-volatile organic compounds (SVOCs), total organic carbon
(TOC), and sediment grain size. Selected samples were also analyzed for organotins
(specifically tributyltin (TBT)), pesticides, polychlorinated biphenols (PCB), chlorinated
herbicides, and chiorinated dioxins and dibenzofurans (ODEQ 1999b, USEPA 1998).

One of the subsurface sediment samples (SD055-C) was collected adjacent to the Marine
Finance site from a depth of 0 to 90 cm. Another shallow sediment sample (SD055) was
collected downstream, and both a shallow (SD057) and subsurface (SD057-C) sediment sample
was collected upstream of the Marine Finance site. The results exceeding the Portland Harbor
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{ﬁ Sediment Baseline Maximum Value included copper, lead, mercury, nickel, zinc, %
2-methylnaphthalene, benzoic acid, carbazole, dibenzofuran, total low molecular weight
g polycyclic aromatic hydrocarbons (LPAHs), total high' molecular weight polycyclic aromatic

hydrocarbons (HPAHs), and TOC (Table 2-1). The Marine Finance sample exceeded baseline
values for 12 analytes, while the two upstream samples (SD057 and SD057-C) exceeded baseline
values for two and four analytes, respectively. The downstream sample did not exceed the
baseline values for any of the analytes (ODEQ 1999b). The two nearby upstream sites which are
currently undergoing cleanup are the U.S. Moorings Site, and the Gasco Site (ODEQ 1999b).

The Level One (Phase One) Environmental Property Assessment Report (PBSE 1993) referenced
_in Section 2.2 was updated in 2000 (PBSE 2000). The 1993 report found that various items

stored in the yard presented potential sources of contamination, such as empty drums taken in as

salvage which once contained hazardous material, as well as electrical transformers and metal
shavings. The report recommended that a visual assessment be conducted in the storage yard
after Abrams Scrap Metal vacated the site to determine whether any hazardous materials may
have been released on the property. The 2000 report stated that the bulk of the scrap metal in the
yard had been removed, but that a large number of small pieces of plastic and metal were present
o within the surface soils of the former metal salvage storage yard.

T 2.2.2 VISTA Site Assessment Report

A Site Assessment report was ordered from VISTA Information Solutions, Inc (Vista
Information Solutions, Inc. (VISTA) 2000). A copy of the report is included in Appendix B. A
VISTA Site Assessment Report is a service which, given a property address, summarizes the
possible sources of waste near a given site. The VISTA report for the Marine Finance site
identified any nearby National Priority List (NPL) sites, Resource Conservation and Recovery
Act (RCRA) Corrective Action and associated Treatment, Storage and Disposal (TSD) facilities;
"2 State Equivalent Comprehensive Environmental Response, Compensation, and Liability Act
;%‘ Information System (CERCLIS) sites, sites currently or formerly under review by USEPA,
RCRA permitted TSD facilities, Leaking Underground Storage Tanks (LUST), sites permitted as
solid waste landfills, incinerators, or transfer stations; registered USTs, Emergency Response

Notification System spills (ERNS), RCRA registered small and large generators of hazardous
o waste, and the State spills list.

One LUST site within %-% mile of Marine Finance is a heating oil tank (HOT) owned by
J. Illias, and is listed as having been closed in 1998. Three other sites were identified, but have
b no information regarding the type of LUST, are located on the opposite side of the Lower
Willamette River, and are listed as having been closed in 1989 or 1990: Riverside Lumber
Company, Stenno Carbon Company, and BBS Property.
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There is one UST site comprising three USTs listed within 1/8-mile of Marine Finance, which are
presumably the three USTs formerly present at the Marine Finance site. The Vista Report lists
the USTs as owned by REH, Inc., although the site was owned by West State, Inc. at the time of
the tank closure and no other reference to REH, Inc. has been identified. The tank status of all
three tanks is listed as closed.

The three USTs were removed and soil samples collected (Dames & Moore 1988). The soil
confirmation samples collected from the UST excavations showed total petroleum hydrocarbon
(TPH) concentrations below tanks 1 and 2, which each stored diesel fuel, of 5900 parts per
million (ppm) and 2200 ppm respectively. The clean up standards in effect at the time were
applied on a case-by-case basis and therefore a “clean up” criteria of 100 to 1,500 ppm TPH in
the soils was suggested by the DEQ for the site. Contaminated soils were removed from the
UST locations unti] TPH levels in the soil were acceptable to the DEQ. On 17 February 1989
DEQ issued a No Further Action Letter to West States, Inc. (PBSE, 1993).

The VISTA report also indicates that there are three sites within 1/8-mile, and another three sites
within % - % mile of the Marine Finance site which are on the State Equivalent CERCLIS list
(DEQs Environmental Cleanup Site Information (ECSI)). The three sites located within
Y%-Y% mile: City of Portland Bureau of Environmental Services (BES) Water Pollution Control
Laboratory, Mar Com Incorporated, and Crawford Street Corporation are located on the opposite
side of the Lower Willamette River. The sites located within 1/8-mile of the site are Marine
Finance Corporation, Transloader International Company, and the Doane Lake Study Area.

2.2.3 Historical Aerial Photographs

Historical aerial photographs were obtained from the Oregon Department of Transportation
(ODOT) and the USACE (Appendix A). Photographs available from ODOT were taken in:

1958, 1966, 1971, 1981, and 1993. Photographs available from USACE were taken in: 1936,
1940, 1957, 1961, 1972, 1980, 1991, and 1998.

Logging operations adjacent to the site on the Willamette River are visible in the aerial
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photographs from 1936, 1940, 1957, 1958, 1961 and 1966. Scrap metal operations are visible -

east of the Quonset huts in the aerial photographs from 1972 and 1993 (Appendix A). The parcel
to the northwest of the site was used as some type of storage in the 1980, 1981 and 1991 aerial
photographs. Based on inspection of the aerial photographs, the following observations were
made regarding changes to the Marine Finance site in addition to those reported in Section 2.2.1:

« In 1936, the rectangular building south of the bridge, which was used by Jacobsen
Construction Company and later General Construction, was already present and the edge of
the Willamette River was almost up to the railroad track. Logging operations were present

on the water both south and north of the bridge. Various floating structures are present on
the water.
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« In 1940, the edge of the Willamette River is significantly further away from the railroad
track. It is difficult to tell if this change is solely due to a lower water level in the
Willamette river, or to landfilling, or both. Logging operations and various floating
structures are still present on the water.

« By 1957, numerous structures have been added to the site. These include the two Quonset
huts and several smaller structures in the yard area. A large boat and two crane barges are

present in the area south of the bridge. The 1958 and 1961 photos show much the same
operations.
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« In 1966, there are no boats or barges present in the area south of the bridge, but the area is
occupied by floating logs. Some of the smaller structures in the yard area have been
removed as well as the original rectangular building present in the 1936 photo (the
warehouse used by Jacobsen Construction Company and General Construction). The
warehouse was demolished in 1965 as noted in Section 2.2. There is also significant earth

- moving taking place in the yard area and along the shoreline.
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™ « In 1971, virtually no water operations are present at the site. The foundation area of the
former warehouse building is used as a storage area. The yard area is relatively clear other
o than a few piles of material north of the bridge, across from the north Quonset hut.

« By 1972, the site has significantly changed. The yard area has been leveled, the shoreline
has been extended, and rip rap has been added for stabilization. Numerous piles of material
are located throughout the yard area underneath and to the north of the bridge. The indented
shoreline south of the bridge near the present-day Hendren Tow Boat has been straightened.

iy
s

. In 1980, the yard area is clear again and there is a significant boat/barge operation south of -
the bridge. Also, the formerly unused area to the north of the Marine Finance site is used
for material storage. There is a driveway directly between the two operations.

« In 1981, numerous boats and crane barges are present in the water, the yard area has some
material storage, and the adjacent property to the north is still used as a storage area.

. By 1993, the site has several large barges and the yard area is used for storage. The adjacent

property to the north does not appear to be occupied. The floating “island” operations used
by Hendren Tow Boats is established.

y . In 1998, numerous buildings have been added to the site in the yard area and along the
' water.

2.2.4 Site Reconnaissance

- John Zimmerman of Jacobs Engineering Group Inc. (Jacobs) performed a site reconnaissance at

the Marine Finance site with Rodney Struck of DEQ on 22 March 2000. The following site
information was noted:

. Limitations imposed by physical obstructions that may hinder field activities;

« Presence of overhead utilities;

ey

« Evidence of past contaminant releases; and

« Possible pathways for contaminant release and migration.
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Jacobs/DEQ personnel met with Marine Finance representatives on Wednesday, 22 March 2000
to obtain information about past and current hazardous material handling practices and any
knowledge they may have regarding past releases. Limited historic information was provided by
Marine Finance personnel. During site reconnaissance, Jacobs/DEQ personnel were escorted by
Marine Finance site property manager Mike Williams and site manager Darrel Andrews.

During the site reconnaissance visit the following general observations were made:

« A seep was observed in the northern portion of the site,snear the former ferry landing. The
seep emerges from the ground and creates a small area with standing water approximately

2 to 3 feet across. Discarded. carboys, miscellaneous materials, and soil staining were noted

in the area upgradient-of the seep.

» A pipe was observed discharging water in the area near the former ferry landing. The pipe
is believed to capture infiltrated water from the northern portion of the site as well as the
property to the north of Marine Finance. Poor housekeeping and soil staining were noted in

the area believed to be drained by this pipe. Historic material storage has occurred in the
area as well.

« Surface soil staining was observed in several areas of the yard. The color of the staining
ranged from dark gray to brown in areas from as little as 1 square foot up to 20 square feet.
A stained area was also observed to the east of the north Quonset hut.

« Numerous apparently abandoned drums and other containers were observed in several
collection areas on the property. The largest collections of containers were observed in the
southern portion of the site. Some containers appeared to be leaking, but no labels
identified the potential contents. Miscellaneous materials storage was noted near the
southwest corner of the property outside of the security fence. This area has been identified
as a popular dumping area (PBSE 1993).

+ Surface markers for a buried petroleum pipeline were found adjacent and parallel to the
access road west of the Burlington-Northern Railroad tracks outside of the property security
fence. The pipeline is a high-pressure line buried 40-inches bgs and used for both gasoline
and diesel fuels. It is owned by Olympia Pipeline Company of Renton, Washington. Leaks
from this pipeline would be readily apparent because it is under high-pressure (PBSE 1993).

2.3 REGULATORY HISTORY

Four regulated actions associated with the site are known: (1) removal of the three USTs as
discussed in Section 2.2; (2) one time disposal of abandoned paint waste; (3) a USCG spill

report; and (4) a DEQ Strategy Recommendation. Information available for these activities
includes: ’

« In 1988, the three USTs were decommissioned as discussed in Section 2.2.

+  One time disposal of abandoned paint waste from a “dumping area” dated 20 March 1997 is
reported, but the site’s 1997 hazardous waste generator Annual Report indicates that the
facility no longer generates hazardous waste (PBSE 2000).
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« In a January 1998 spill report, the USCG observed numerous drums of oily rags, antifreeze,
etc., with housekeeping and storage concems at the Hendren Tow Boat site (PBSE 2000).

. DEQ issued a Strategy Recommendation on September 27, 1999. On January 25, 2000
DEQ issued a letter to Mr. Doug Watson of Astoria Metals Corporation giving notice of its
intention to perform a PA at the Marine Finance site (PBSE 2000).

2.4 SITE TOPOGRAPHY

The Marine Finance site is located on the western bank of the Willamette River. The property is
flat to gently sloping toward the river. An embankment with rip rap drops sharply to the water
approximately 20 feet from the river edge. A gully is located in the northeast corner of the site.
The offsite area to the west of the site slopes up steeply toward St. Helens Road and beyond to a
small housing community west of the site. As noted in Section 2.2, fill material, rip rap, and
land contouring have changed the original topography of the site, but all stormwater runoff has
flowed and continues to flow toward the river. The actively used areas of the site.have limited

vegetative cover and mostly comprise road base materials. The offsite areas are well vegetated.

2.5 GEOLOGY AND HYDROGEOLOGY

The Marine Finance site is constructed on what is likely a combination of fill material and
natural terrace deposits created by the Willamette River. Fill material has been noted to a depth
of approximately 23 feet bgs in the area east of the Quonset huts (Dames & Moore 1988). The
terrace deposits overlie alluvium of the Willamette River basin unconformably. Both of these
deposits are of Pleistocene age and are composed of indistinguishable unconsolidated stratified
sand and silt. The sand ranges from very coarse to very fine, but is predominantly fine to very
fine (Trimble 1957). The thickness of the terrace deposits at the site is approximately 10 feet
thick while the alluvium deposits are known to have a maximum thickness of 100 feet
(Trimble 1957) . Columbia River basalts are believed to underlie these alluvial deposits at
various depths near the site. Lacustrine deposits consisting of unconsolidated boulders, gravels,
sand, and silt with a thickness on the order of hundreds of feet lie beneath the alluvium deposits.
The Pliocene Troutdale formation typically underlies the alluvial deposits in the region and
consists of conglomerate, sandstone, shale, and mudstone. The thickness of the Troutdale
formation ranges from zero to more than 1,100 feet.

Comparison of aerial photographs from 1938 and 1940 and from 1961 and 1972 indicates that a
significant amount of fill material had been added to the site during both of these periods. As
noted in Section 2.2, the USACE has no record of dredge material from the Willamette River
being used as fill material onsite, indicating that the fill material was likely obtained from private
dredging operations or another offsite source.
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Based on static water levels reported in nearby monitoring wells and geotechnical holes,
groundwater is expected to be encountered between 20 and 25 feet bgs (Oregon Water Resources
Department 1999).

2.6 GROUNDWATER WELLS AND WATER USE

The Oregon Water Resources Department’s GRID database was accessed to determine the
locations of groundwater monitoring and water supply wells within the same Township, Range
and Section as Marine Finance. Marine Finance is located in the east half of Section 11,
Township 1N, Range 1 W, but the search area included all of Section 11 (Appendix C).

Fifty-two wells were identified within the one square mile search area. Thirty-seven of the wells
are listed as “geotechnical”, 12 of the wells are listed as “monitoring”, and 3 are listed as “water
supply”. Only 2 water supply wells are active because one well is listed as abandoned.
Domestic well owners include (B) (6) ‘well address unavailable) and (P) (6) at
(b) (6) which is located approximately (P) (6) of the site.
Owners and the number of geotechnical and monitoring wells listed for each owner include:
Mobil Oil (37), Time Oil (5), Olympic Pipeline (5), the City of Portland (2) and Wacker
Siltronix. None of the wells are located downgradient of the site.
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1.0 INTRODUCTION

This Expanded Preliminary Assessment (XPA) Report presents the results of the investigation
performed at the Marine Finance site, Portland, Oregon, from 07 August through 10 August 2000
in accordance with the Preliminary Assessment (PA)/XPA Work Plan (XPA Work Plan) (Jacobs
Engineering Group Inc. (Jacobs) 2000). The purpose of the XPA investigation was to determine
whether hazardous substances have been or are threatened to be released at the Marine Finance
facility and have been transported to the Willamette River sediments.

1.1 PURPOSE

A PA is required by Oregon state law at sites where a significant threat to human health or the
environment is suspected from a release of hazardous substances (as defined in Oregon Revised
Statutes (ORS) Chapter 465.200). Authority for conducting a PA is provided in ORS 465.245
and Oregon Administrative Rule (OAR) 340-122-072. A PA is designed to determine whether a
site is releasing, has released, or could release hazardous substances to the environment and
whether a response action is required. The objectives of a PA include identification of potential
hazards at a site, identification of areas at a site that require immediate action, and establishment
of priorities for areas on a site requiring further investigations. An XPA is considered necessary

to determine if a release has occurred or may occur that could endanger human health or the
environment.

This PA/XPA investigation was conducted under the Oregon Orphan Site Account for the
Oregon Department of Environmental Quality (DEQ). The Orphan Site account was created to
investigate and clean up hazardous substance contamination at high priority sites where the
responsible party is unknown or is unwilling or unable to undertake the required removal or

remedial actions (ORS 465.381). The Marine Finance site was designated an Orphan Site on
06 July 2000.

Seven exploratory probes were performed using direct push technology (DPT) techniques to
collect five subsuface soil samples and seven groundwater samples for chemical analysis.
Additionally, surface soil samples were collected at 11 locations, sediment samples were
collected at six locations, and surface water samples were collected at two locations.

1.2 REPORT ORGANIZATION
The XPA Report has been organized into the following sections:

Section 1.0, Introduction, which includes information about the site, location, who performed
the work, for whom the work was performed, and under what authority.
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Section 2.0, Background, which includes a brief description of the physical characteristics of
the site and immediately adjacent areas, current and historical use, regional geology, and
apparernt problems at the site.

Section 3.0, Project Description, which summarizes the objectives of the sampling event,
sampling criteria and rationale, and sampling procedures including any deviations to the work
plan. '

Section 4.0, Sampling Results, which includes tabulated data results and a brief narrative
summary of all analytical data categorized by media and a summary of data quality and usability.

Section 5.0, Summary, which summarizes the resuits of the XPA investigation.

Section 6.0, References, which includes citations to all documents and information referenced in

this report.

Appendices include:

. Appendix A, Comments to the Draft Report. This appendix presents the comments to

the draft version of this document.

. Appendix B, Photographs. This appendix presents representative photographs of the
work performed at the site.

L Appendix C, Field Forms. This appendix includes all field forms completed during the
investigation, including sample collection forms, borehole logs, as well as copies of the
field logbooks.

. Appendix D, Analytical Data Reports. This appendix includes all analytical data
reports organized by media as well as the chains of custody and data verification reports.

o Appendix E, Comparison Criteria Sources. This appendix includes tables from which
comparison criteria used in the text were obtained.
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2.0 BACKGROUND

The following sections provide a summary of the Marine Finance background, but a more

comprehensive discussion and appendices with supporting documentation are included in the
XPA Work Plan (Jacobs 2000).

2.1 SITE LOCATION AND DESCRIPTION

The Marine Finance site is located at 8444 NW St. Helens Road along the western edge of the
Lower Willamette River adjacent to River Mile (RM) 6 in Portland, Oregon (Figure 2-1). The
region around the site is characterized by heavy industry along the river and a mix of residential,
commercial, industrial, and recreational properties west of St. Helens Road. Most development
along the Willamette River has occurred within the area referred to as the Portland Harbor,
within which the Marine Finance site is located. Portland Harbor has been dredged to provide a
shipping channel generally 300 feet wide and 40 feet deep from RM 0 to RM 11.8 (Caldwell and
Doyle 1995). The river is deep, slow moving, and tidally influenced near the site. Shoreline
features include steeply sloped banks covered with riprap or constructed bulkheads, with man-made
structures such as piers and wharves extending out over the water. Many portions of the riverbed

are steeply sloped and maintain substrates composed mainly of silts and sands because of dredging
activities (Farr and Ward 1991).

2.2 SITE OPERATIONS AND INDUSTRIAL OPERATIONS IN THE PROJECT AREA

The Marine Finance site is currently used for administrative functions, warehouses, tow boat
operations, and light construction activities according to information provided by representatives
from Marine Finance Corporation to DEQ on 22 March 1999. Structures at the site currently
consist of two large metal-clad Quonset huts on concrete slabs, a wood-frame modular office
building, a small metal-clad trailer house, a small wooden shed, a floating-home builder’s dock,
as well as a gangway and floating facilities owned by a tow boat company. A concrete slab
foundation from a former warehouse building in the southern portion of the property still exists
in part or in its entirety under some overlying soil. There are currently two docks onsite north of

the St. John’s Bridge. The site is currently occupied by five businesses which all lease space on
a month-to-month basis:

. Transloader (Transversal) International — Import/Export business. Transloader International

occupies a trailer for its office operations and the south Quonset hut for warehousing of
merchandise.

« Hendren Tow Boat Company — Tugboat business. Hendren Tow Boat Company operates on
Marine Finance property south of the St. John’s Bridge. Since Hendren Tow Boat started
operations at the site in 1993, it has been used as a tug boat dock. There are currently
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several floating structures/docks in the river adjacent to the site. Maintenance of its vessels
is performed onsite.

« Mark Even Construction — Houseboat construction. Mark Even Construction constructs
houseboats on the shoreline of the Willamette River using a dock at the northern end of the
property and has support operations and material storage in the adjacent area.

o  Black Cat Studios — Sculptors studio space in the northern end of the north Quonset hut.

«  NW One Design — Sailboat construction in the southern end of the north Quonset hut.

A 1993 Phase One Report, which was prepared by PBS Environmental as an environmental
property assessment report, indicates that the property has been used by various marine
construction companies and tow boat/barge companies since the 1920’s or earlier
(PBS Environmental (PBSE) 1993). In the past the site also had a modest warehouse in the
southern portion of the site as well as smaller buildings, such as office buildings, a tavern, and a
private residence. Between 1936 and 1940 the area was built up with fill material. The present
day Quonset huts were constructed sometime before 1957. Much of the site was leased to two
metal salvage companies from 1988 until 1993. The PBSE report indicated that scrap metal
covered much of the storage yard and direct observation of the ground surface was difficult
(PBSE 1993). Road base material was noted across most of the site during the present
investigation.

In 1926, the south parcel was occupied by Jacobsen Construction Company, which performed
pile driving, dock work, and bridge building. Jacobsen had an equipment warehouse with an
office and tool room in the south end of the parcel, located between the river and the railroad
tracks. This building was serviced with electric power, stove heat, and city water. Toilets and
basins drained directly into the river. A dock and an overhead crane was located south of the

warehouse. The adjacent property to the south was occupied by government moorings
(PBSE 1993).

A cross-river ferry slip and landing was present through the 1920’s on the north parcel near the
present location of Mark Even Construction. The ferry apparently operated until approximately
1932 when the St. Johns bridge was constructed. A tavern, a private dwelling, and a garage were
located just south of the bridge between the railroad tracks and St. Helens Road in 1932.
Jacobsen continued to occupy the remainder of the south parcel. Houseboats occupied the
shoreline on the north parcel.

By 1943, the south parcel was occupied by Portland Tug and Barge, which was owned by
Jacobsen Construction. The equipment warehouse remained, and a new one-story office
building was constructed on the north parcel and connected to the sewer.

By 1948, fill material had been placed on the north parcel bringing it to close to its present day
elevation. The U.S. Army Corps of Engineers (USACE) has no records of fill disposal from
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river dredgings on the property, which indicates that the fill material was likely obtained from
private dredging operations (PBSE 1993). A 1948 aerial photo shows two elongated buildings,
which appear to be warehouses, side-by-side in the center of the north parcel (Jacobs 2000). In

1951, a temporary restroom connected to a septic tank was constructed on the property
(PBSE 1993).

2
I8

General Construction Company purchased the property from Jacobsen Construction Company in
approximately 1953. The address for Portland Tug & Barge (8444 N.W. St. Helens Road) was
listed as vacant starting in 1953 until 1957. At approximately this time, the Corps of Engineers
occupied the government mooring property to the south. The present-day Quonset huts
(Figure 2-2) were constructed before 1957 based on review of the aerial maps although the PBSE
report indicates construction in 1959 (PBSE 1993). The original warehouse on the south parcel
— was demolished in October of 1965.

In 1972, a permit was filed by General Construction Company with the City of Portland for the
ey grading, surfacing, and fencing of storage areas, and construction of dolphins, floats, ramps, and
| an oil storage building for lubricants and greases. Precise locations are uncertain, but aerial
photographs indicate that several ancillary structures were constructed on the east sides of both
Quonset huts between 1971 and 1972. Additionally, much additional storage east of the Quonset
huts and on the southern portion of the property is noted in 1972. Later that year, an office
trailer was added on the north parcel. In 1979, a sewer connection permit was filed by General
Construction for a trailer on the south parcel (PBSE 1993).

The property was purchased from General Construction in 1988 by West State, Inc. The
buildings and property were leased in 1989 to Clydes Ferrous Metal Salvage whose office space
was in the south half of the north Quonset hut, and Abrams Scrap Metal whose office space was
in the south Quonset hut. Scrap metals were stored in the area east of the Quonset huts. A
diving and construction company called Dutra Devine occupied the north end of the north
Quonset hut and the modular office building near the north dock. Prior to Dutra Devine, the
north end of the north Quonset hut was occupied by Western Boiler Repair.
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Three underground storage tanks (UST) located immediately east of and adjacent to the southern
Quonset hut (Figure 2-2), which were previously used by General Construction Company, were
o removed from the site in 1988 immediately after the purchase of the property by West State, Inc.
‘ (Dames & Moore 1988). Two USTs, a 20,000-gallon and a 10,000-gallon tank, stored diesel

, fuel and the third, a 5,000-gallon UST, contained gasoline. A fuel pumping island was located
=9 near the USTs by the southern Quonset hut. A fuel line also led to the dock north of the
L St. Johns Bridge and may have supplied fuel for river vessels and/or been a supply line for the
USTs. Contaminated soil was excavated from the tank pits to depths of 15 to 26 feet below
i ground surface (bgs). Additional test pits were dug along the former route of the product lines,
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and more contaminated soil was removed. The removal project received a “No Further Action”
letter from the DEQ in February 1989.

2.3 PREVIOUS INVESTIGATIONS

The site is located adjacent to a 6-mile stretch of the Lower Willamette River between the
upstream ends of Sauvie Island (RM 3.5) and Swan Island (RM 9.5) where the
U.S. Environmental Protection Agency (USEPA) conducted a sediment study in 1997
(USEPA 1998). This study included collection of 187 near-shore sediment samples from either
shallow (6 to 17 centimeters (cm)), or deep (55 to 139 cm) sediments. Most of the samples (150)
were collected from the shallow horizon. All samples were analyzed for total metals,
semivolatile organic compounds (SVOCs), total organic carbon (TOC), and sediment grain size.
Selected samples were also analyzed for organotins (specifically tributyltin (TBT)), pesticides,
polychlorinated biphenols (PCB), chlorinated herbicides, and chlorinated dioxins and
dibenzofurans (DEQ 1999, USEPA 1998).

One of the subsurface sediment samples (SD055-C) was collected adjacent to the Marine
Finance site from a depth of 0 to 90 cm. Another shallow sediment sample (SD055) was
collected downstream, and both a shallow (SD057) and subsurface (SD057-C) sediment sample
was collected upstream of the Marine Finance site. The results exceeding the Portland Harbor
Sediment Baseline Maximum Value included copper, lead, mercury, nickel, zing,
2-methylnaphthalene, benzoic acid, carbazole, dibenzofuran, total low molecular weight
polycyclic aromatic hydrocarbons (LPAHs), total high molecular weight polycyclic aromatic
hydrocarbons (HPAHs), and TOC (Table 2-1). The Marine Finance sample exceeded baseline
values for 12 analytes, while the two upstream samples (SD057 and SD057-C) exceeded baseline
values for two and four analytes, respectively. The downstream sample did not exceed the
baseline values for any of the analytes (DEQ 1999). The two nearby upstream sites which are
currently undergoing investigation are the U.S. Moorings Site, and the Gasco Site (DEQ 1999).

The Level One (Phase One) Environmental Property Assessment Report (PBSE 1993) found that
various items stored in the yard presented potential sources of contamination, such as empty
drums taken in as salvage which once contained hazardous material, as well as electrical
transformers and metal shavings. The updated PBSE 2000 report stated that the bulk of the scrap
metal in the yard had been removed, but that a large number of small pieces of plastic and metal
were present within the surface soils of the former metal salvage storage yard.

Three USTs were removed from the facility in 1988 and soil samples collected (Dames & Moore
1988). The soil confirmation samples collected from the UST excavations showed total
petroleum hydrocarbon (TPH) concentrations below tanks 1 and 2, which each stored diesel fuel,
of 5,900 parts per million (ppm) and 2,200 ppm respectively. The clean up standards in effect at
the time were applied on a case-by-case basis and therefore a “clean up” criteria of 100 to
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1,500 ppm TPH in the soils was suggested by the DEQ for the site. Contaminated soils were
removed from the UST locations until TPH levels in the soil were acceptable to the DEQ. On
17 February 1989 DEQ issued a No Further Action Letter to West States, Inc. (PBSE, 1993).

2.4 REGIONAL GEOLOGY AND HYDROGEOLOGY

The following discussion of the regional geologic setting is summarized from several published

reports on the geology of the area, including Beeson et al., 1991, Madin 1990, Tolan and Beeson
1984, Allen 1975, and Waitt 1985.

The geology of the Portland area is characterized generally by a broad structural depression or
basin bordered by the Cascade mountains on the east and the Coast Range mountains on the
west. Geologic formations in the basin are also folded and dissected by a number of
northwest-trending faults. The Tualatin mountains form a northwest-trending anticlinal ridge
that is faulted along its eastern flank by the Portland Hills fault. The Willamette River flows
along the base of the eastern side of the Tualatin Mountains. A number of additional faults are
located approximately parallel or perpendicular to the Portland Hills fault and are mapped along

or near the Tualatin mountains. An inferred graben is identified immediately southeast of the
site (Beeson et al 1991).

A description of the geologic formations of regional significance that may be present at or near
the site is presented below (from oldest to youngest):

+ Columbia River Basalt Group - The Portland basin is underlain by the Columbia River
Basalt Group, which consists of flood basalt that erupted 17 to 6 million years ago. These
Miocene-age flood basalts are characterized by a thick sequence of dense basalt flows that
are separated by permeable interflow zones. These interflow zones are generally highly
productive aquifers. This unit has been folded and faulted and forms the Tualatin Mountain
uplands southwest of the site. The Columbia River Basalt Group dips steeply to the
northeast near this area and is estimated to extend to a depth of 300 to 450 feet below
(Madin 1990), with a thickness of more than 650 feet. Fluvial sediments of the Sandy River
Mudstone and the Troutdale Formation overlie the Columbia River basalt flows.

« Sandy River Mudstone - These deposits of Miocene to Pliocene age are friable to
moderately indurated siitstone, sandstone, and claystone derived from an ancestral
Columbia River that flowed into the Portland basin from the east. The deposits are found at
thicknesses of up to 900 feet near Troutdale. However, outcrops of Sandy River Mudstone
are not found near the Tualatin Mountains; the unit may pinch out or may have been scoured

out in this part of the basin. The Sandy River Mudstone is overlain by the Troutdale
Formation.

« Troutdale Formation - The Troutdale Formation is of Miocene to Pliocene age and in this
area, consists of interbedded conglomerates and finer-grained deposits (Beeson et al. 1991).
The Troutdale Formation is characterized by pebbly to cobbly conglomerates consisting
primarily of Columbia River basalt clasts with foreign clasts of volcanic, platonic, and
metamorphic rocks, and interbeds of micaceous arkosic and vitric sandstone (Tolan and
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Beeson 1984; Beeson et al. 1991). East of the Willamette River, outcrops of the Troutdale
Formation are composed of locally derived pebbly to cobbly vitric sandstone with. basalt
clasts from Boring and Cascade lavas (Tolan and Beeson 1984). Major regional aquifers are
established in the Troutdale Formation in much of the east Portland area. The thickness of
the Troutdale Formation ranges from 900 feet near Troutdale to 200 to 300 feet in the
western parts of the basin near the Tualatin Mountains (Beeson et al. 1991).

+ Boring Formation - During Pliocene-Pleistocene time, volcanic lavas were erupted from
approximately 90 vents throughout the Portland and Vancouver area. Where present, these
volcanic deposits overlie the Troutdale Formation (Allen 1975). Boring lava thicknesses are
greatest near source vents; however, thicknesses rapidly decrease and pinch out away from
source vent areas.

+ Catastrophic Flood Deposits - During the Pleistocene time, thick deposits of boulders,
gravels, sands, and silts accumulated throughout the Portland basin as a result of the
repeated failures of glacial ice dams that impounded glacial Lake Missoula (Waitt 1985).
These catastrophic flood deposits form the terrace surfaces in the eastern Portland area and
are composed of three different facies. Coarse-grained pebble to boulder gravels and sand
make up the core of these terraces, with fine grained sand and silt deposits mantling the
coarser-grained facies. A finer-grained, interlayers silt, sand, and gravel facies is found
adjacent to the Columbia and Willamette River channels. The coarse-grained facies reach
maximum thicknesses of 100- to 130 feet. The channel! facies typically range in thickness
from 15 to 45 feet (Beeson et al. 1991).

+  Recent Alluvium - Recent alluvium consists of Quaternary deposits or river sands, silts, and
gravels deposited by the Willamette and Columbia rivers. These deposits arc generally
limited to the channel bottoms and floodplains of these rivers, and reach maximum
thicknesses of about 150 feet (Beeson et al. 1991).

In addition to these geologic formations, imported sand fill is common along many of the
floodplain terraces adjacent to the Willamette and Columbia rivers. The source of this fill is
primarily dredged material from the shipping channels in these two waterways.

The Marine Finance site is constructed on what is likely a combination of fill material and
natural terrace deposits created by the Willamette River.. Fill material has been noted to a depth
of approximately 23 feet bgs in the area east of the Quonset huts (Dames & Moore 1988). Fill
material was presumed during the XPA investigation ranging from ground surface to
approximately 18 to 23 feet bgs. Wood chips were noted in at least two boreholes at the change
in lithology between presumed fill and native material (Appendix C).

The terrace deposits overlie alluvium of the Willamette River basin unconformably. Both of
these deposits are of Pleistocene age and are composed of indistinguishable unconsolidated
stratified sand and silt. The sand ranges from very coarse to very fine, but is predominantly fine
to very fine (Trimble 1957). The thickness of the terrace deposits at the site is approximately
10 feet thick while the alluvium deposits are known to have a maximum thickness of 100 feet
(Trimble 1957) . Columbia River basalts are believed to underlie these alluvial deposits at
various depths near the site. Lacustrine deposits consisting of unconsolidated boulders, gravels,
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sand, and silt with a thickness on the order of hundreds of feet lie beneath the alluvium deposits.
The Pliocene Troutdale formation typically underlies the alluvial deposits in the region and
consists of conglomerate, sandstone, shale, and mudstone. The thickness of the Troutdale
formation ranges from zero to more than 1,100 feet.

S

Comparison of aerial photograohs from 1938 and 1940 and from 1961 and 1972 indicates that a
significant amount of fill material had been added to the site during both of these periods

o (Jacobs 2000).
;'

Groundwater is approximately 16 feet bgs based on static water levels reported in nearby
] monitoring wells, geotechnical holes, and groundwater levels in the temporary well points

£
4l

installed during this XPA investigation. The hydraulic gradient presumably is toward the river
based on the approximate water levels.
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3.0 PROJECT DESCRIPTION

3.1 SAMPLING OBJECTIVES, RATIONALE, AND LOCATIONS

A PA is required at sites where a significant threat to human health or the environment is
suspected from a release of hazardous substances. An XPA is considered necessary to determine
if a release has occurred or may occur and whether a response action is required (ORS 465.200
and OAR 340-122-072). An XPA is not, however, intended to be a full investigation or
characterization of the site.

The purpose of this investigation was to provide a screening level evaluation of various media at
the site. The sampling objectives were to collect samples from locations that have the greatest
potential to be impacted by contaminants of interest to determine whether hazardous substances
have been released or are threaten to be released and may have been transported to Willamette
River sediments. Activities therefore included collection and analysis of environmental samples
from soil, groundwater, surface water, and sediment from locations placed using best
professional judgment in the field to select the optimal sampling locations based on proposed
sampling locations and the rationale as discussed below.

Based on historical data reviewed in Section 2.3, contaminants or potential concern at the site
include petroleum, oils, and lubricants (POL), paints/antifoulant biocide paints, stains, solvents,
herbicides, PCB, and metals.

Samples were collected from the groundwater, surface soil (0 — 6-inches bgs), subsurface soil,
surface water, and sediment (Figure 3-1) in accordance with the work plan (Jacobs 2000). The
rationale for each sample location is described below.

DPT Locations

The following DPT borehole locations are depicted on Figure 3-1. Subsurface soil samples
(“SB” designated locations) and groundwater samples (“GW” designated locations) were
collected from the same borehole location. Groundwater samples GW-6 and GW-7, however,
did not have soil samples collected, which is in accordance with the work plan (Jacobs 2000).

e SB-1/GW-1; Located south of the St. Johns Bridge in an active drum storage area.
Additionally, the northern end of the former warehouse was present in this area and the
foundation was used to store unknown materials.

e  SB-2/GW-2: Located in the southern portion of the site where the former warehouse was
located. The foundation was used to store unknown materials.

. SB-3/GW-3: Located on the east side of the southern-most Quonset hut (the Transversal
International building) near the bay door and south of the trailer. A former 5,000-gallon
UST that stored gasoline and a former 10,000-gallon UST that stored diesel were removed
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from this area in 1988. Historic use of the Quonset hut is unknown, but releases or disposal
of any hazardous substances used would likely contaminate soils immediately adjacent to
the bay door. '

»  SB-4/GW-4: Located east of the southern-most Quonset hut (the Transversal International
building). A former 20,000-gallon UST that reportedly contained diesel was removed from
this area in 1988 and a fuel pipeline that transported fuel between the UST and the dock
also is located in this area.

* SB-5/GW-5: Located near the dock east of the Marine Finance office trailer. A fuel
pipeline transferred petroleum from the USTs near the office trailer area to the dock area to
fuel river vessels and likely was also used to transfer fuel from river tankers to the site
USTs. Additionally, this location is downgradient of the former scrap metal storage area.

* GW-6: Located south of the Transversal International Corporation Trailer and away from
the shore line enough to prevent influence from the river. This area is downgradient of the
Quonset huts and other potential contamination sources, including a former scrap metal and
material storage area.

+  GW-7: Located approximately half way between the St. Johns Bridge and the Hendren
- Tow Boat Dock and away from the shore line enough to prevent influence from the river.
As with GW-6, this area is downgradient of potential contamination sources and is located
at a potential material storage area. '

Surface Soil Locations

The following surface soil sample locations, which are each designated with an “SS” label, are
depicted on Figure 3-1.

»  SS-1: Located south of the St. Johns Bridge in an active drum storage area near the location
of SB-1. Additionally, the northern end of the former warehouse was present in this area
and the foundation was later used to store unknown materials.

*  S8-2: Located south of the St. Johns Bridge further south of SS-1 in another drum storage
area. Additionally, the southern end of the former warehouse was present in this area and
the foundation was later used to store unknown materials.

. SS-3: Located east of the Marine Finance office trailer south of the dock in an area where
an oil stain was noted during the site visit and where scrap metal was historically stored.

»  S8-4: Located west of the dock in the area where scrap metal was historically stored.

e SS-5: Located east of the Transversal International building (southern-most Quonset hut)
adjacent to the bay door. Poor housekeeping, miscellaneous debris, and staining were noted
during the site visit. Additionally, waste material and past releases from the Quonset hut
may have been discharged (e.g. swept out the door or discarded).

»  SS-6: Located on the east side of Blackcat Studios and the N.W. One Design. Soil staining
and drums were noted during the site visit.

*  SS-7: Located in the northern portion of the site near an area where carboy containers were
discarded. The content of the carboys is unknown and historic contents that may have been
released are unknown.
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»  S5-8: Located outside of the perimeter fence along the access road in the southern portion
of the site where the Oregon Department of Transportation (ODOT) has material stored.

' The site has been noted as an unauthorized dumping area (PBSE 1993) and public access is
not restricted in this area.

¢ S$8-9: Located in the general area of the Mark Even Construction dock. A discretionary
riverbank sample was collected near a general materials staging area adjacent to the dock as
indicated ix a photograph in Appendix B.

e S8-10: This discretionary riverbank sample was collected in the southern portion of the
property in an area denuded of vegetation.

e SS-11: Located south of the St. Johns Bridge adjacent to the Willamette River. A
discretionary riverbank sample was collected near a toppled drum, which was labeled

“Resin™ and flammable liquid, and contained a presumed lead-acid battery (photograph in
Appendix B).

Surface Water and Sediment Locations

The following surface water and sediment sample locations are depicted on Figure 3-1. Surface

water sample locations are designated with “SW” labels and sediment sample locations are
designated with “SD” labels.

*  SD-1/SW-1: Located in the seep pool in the northern portion of the site northwest of Mark
Even Construction. Both a surface water and sediment sample were collected from the seep
to determine if potential contaminants from the upgradient areas are being transported to the
seep and potentially to the Willamette River. As indicated in Section 3.0, general disposal,
including carboys, was noted in the upgradient areas.

. SD-2: Located northwest and downstream of the Mark Even Construction dock (north
dock) in an area where runoff from the site would accumulate.

»  SD-3: Located north and downstream of the middle dock which was in use during the XPA
investigation. Historic operations at the middle dock are unknown, but the upgradient area

was used for scrap metal storage and an abandoned fuel line terminated adjacent to the
dock.

+  SD-4: Located north and downstream of the Hendren Tow Boat operations. Historic use of
the dock is uncertain, but upgradient land use currently includes drum storage. The former
warehouse was located upgradient and its foundation was later used to store materials.

. SD-5: Located north of, in the center of, and downstream of the Hendren Tow Boat
operations.

»  SD-6: Located approximately 100 feet upstream of the Hendren Tow Boat operations as a
baseline sample for the Marine Finance site.
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3.2 SAMPLING METHODS AND ANALYTICAL REQUIREMENTS

3.2.1 SAMPLING METHODS
Surface Soil Sampling

Surface coverings, such as vegetation, debris, rocks, and obvious contamination (e.g. stained
soil) were removed using hand trowels or picks to remove the hard packed road-base material.
Volatile organic compound (VOC) samples were collected immediately to minimize the loss of
volatiles using EnCore® sampling devices in accordance with SW5035 extraction and
preservation methods. The surface soil interval, which was from the ground surface to
approximately 6-inches bgs, was selected based on the area closest to the surface in which a
sample could be collected without significant interference from vegetation, debris, rocks, and
obvious contamination. Vegetation, debris, and rocks were removed from the sample aliquot to
the extent practicable. Samples, other than VOCs, were collected with decontaminated stainless
steel spoons and transferred a stainless steel mixing bowl for homogenization and subsequent
transfer to sample containers.

Composite samples were collected from locations SS-3, SS-4, and SS-6 as indicated in the XPA
Work Plan (Jacobs 2000). The sample aliquot was homogenized in a stainless steel mixing bowl
and then transferred to the sample containers. The samples for VOC analysis, however, were
collected as grab samples using an EnCore® sampler from a single point to minimize loss of
volatiles.

Subsurface Soil Sampling

The subsurface soil samples were collected by driving a 2-inch diameter (macro core), 4-foot
long, push probe sampler equipped with a polyviny! chloride (PVC) liner. The pin attaching the
sampler’s tip was released allowing the tip to slide up inside the sampler when the top of the
sample interval was reached. The sampler was then driven another 4 feet to collect a soil core.
Vapor measurements were made on the soil using a photoionization detector (PID) equipped
with a 10.6 electron-volt (eV) probe to screen for VOCs. Sample cores were collected
continuously for lithologic logging purposes using the Unified Soil Classification System
(USCS) (USACE 1953), which is reported in Section 4.0, and for screening of the entire bore for
evidence of contamination (i.e. PID screening and observation of oifactory and visual
indications).

The soil core interval with the highest PID reading or the most contaminated interval based on
visual, olfactory, and/or best professional judgment was then. collected in appropriate sample
containers for submission for analytical testing as indicated in Table 3-1. The rationale for
collection of soil from a specific interval follows:
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e  SB-1: Collected from the 6-8 foot bgs interval because of a PID reading of 0.7 ppm. No
staining or odor was noted, however, in this interval or in any interval at SB-1.

e SB-2: Collected directly above the groundwater table at 14-16 feet bgs because no PID

reading above 0 ppm were noted at any interval within the borehole nor was any staining or
odor noted. The interval directly above the groundwater was therefore selected to
determine any soil contamination closest to the groundwater for potential leaching.

e  SB-3: Also collected directly above the groundwater table at 18-20 feet bgs for the same
reasons as SB-2.

e SB-4: Also collected directly above the groundwater table at 20-21 feet bgs for the same
reasons as SB-2 and SB-3. '

e SB-5: Collected at 18-18.5 feet bgs because of a PID reading of 1.8 ppm. PID readings
above 0 ppm started at 11 feet bgs and continued to 18.5 feet bgs ranging from 0.2 ppm to
1.8 ppm. No staining or odor was noted, however, in this interval or any interval at SB-5.
This deeper interval was also selected because it was closest to the groundwater.

Groundwater Sampling

Groundwater grab samples were collected upon completion of the DPT probe to approximately
3 feet. below the water surface and re-fitted with a temporary well point. However, some
boreholes were driven several additional feet when water recovery was inadequate. Polyethylene
tubing was attached to the well point and threaded through the drill string during advancement.
After reaching the total depth, the well point was driven an additional 2 feet into native soil.

Temporary well points were purged of three hole volumes using a vacuum pump prior to
sampling as appropriate. However, poor water recovery prevented purgiﬁg of 3 volumes at all
locations. After purging, groundwater samples were collected using the same methodology used
for purging except that VOCs were collected using a hand-operated inertia pump.

Surface Sediment Sampling

Subtidal surface sediment samples were collected using a stainless steel 0.1 square meter (m2)
van Veen grab sampler suspended from the stern of a 30-foot aluminum hull boat in accordance
with the XPA Work Plan (Jacobs 2000). A single grab generally produced sufficient volume for
the required analyses, although several attempts were required to obtain any sample aliquot. 1t
was surmised based on the field crew professional experience that most of the locations had
riprap and other debris that often prevented sediment recovery. Personnel from the Mark Even
Construction Company confirmed this based on their dives in the area. Penetration depths
ranged from 0 cm to approximately 20 cm.

Accepted samples were placed in a stainless steel bow! for homogenization and then transferred

to sample containers. using a stainless steel spoon. Observations of sediment composition were
made and recorded on sample collection forms (Appendix C).
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Subsurface Sediment Sampling

The subsurface sediment samples were collected using a 2-inch diameter gravity corer configured
with a 3-foot barrel and a 150-pound weight stand. Up to 12 attempts were made at each location
to obtain any penetration. As stated above, most locations had riprap and submarine survey of the
channel in the sample locations indicated a relatively steep slope. The nosecone was deformed on
several occasions as indicated in a photograph in Appendix B. Therefore, it was surmised that the
gravity corer was bouncing off of the rip rap and/or deflecting off of rip rap or debris on the channel
slope. Core recovery varied throughout the study area from several inches to 2-feet. A summary of
gravity core recovery is listed in Table 3-2. The gravity corer was initially dropped (free-fall) at
approximately 4 feet above the sediment at each location and then dropped from higher elevations
to obtain adequate sample recovery. Core collection observations were recorded on the sample
collection forms and in the field logbooks (Appendix C).

Sediment from each core liner was extruded into a decontaminated stainless steel bowl by
tipping the liner and tapping the liner as necessary. Observations of the sediment were noted
both through the clear liner and upon extrusion. The sample was then homogenized in the bow!
and transferred directly to sample containers.

Surface Water Sampling

The surface water samples were collected of surface water discharge from the water body (the
seep) or flow (stand-pipe) in a Teflon beaker. The aliquot were collected in a reasonable manner
that reduced aeration of the water to minimize offgassing of volatile organics. The aliquot was
immediately transferred directly to the sample containers.

3.2.2 ANALYTICAL REQUIREMENTS

All samples were analyzed in accordance with the methods and procedures specified in the XPA
Work Plan (Jacobs 2000). Chemical analyses performed are listed in the data review,
Section 4.0. '

Duplicate samples were collected at a rate of one in 20 for each matrix except groundwater,
which were considered screening level data because of the collection methods. Matrix
spike/matrix spike duplicates (MS/MSD) were also collected at a rate of one -in 20 for each
matrix except groundwater. Trip blanks were included in every cooler containing any volatile
organic analysis (VOA) samples and temperature blanks were included in every cooler.

3.3 SAMPLE HANDLING, PACKAGING, AND SHIPPING

Samples were handled, packaged, and shipped in accordance with the XPA Work Plan
(Jacobs 2000). All shipments were picked up by a laboratory courier the morning after sample
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collection with the exception of a sample shipment delivered by the field crew on a Saturday
when no courier was available.

3.4 DOCUMENTATION

All field documentation, sample designation and labeling, and chain of custody procedures
specified in the XPA Work Plan were followed. All documentation is presented in the attached
appendices.

3.5 EQUIPMENT DECONTAMINATION AND INVESTIGATION-DERIVED WASTE

Decontamination procedures and investigation-derived waste (IDW) containment and storage
specified in the XPA Work Plan were followed. One 55-gallon steel open-top drum with
approximately 20 gallons of decontamination and purge water was stored immediately north and
adjacent to the middle dock. This drum was labeled with a non-hazardous waste sticker and the

accumulation start date, contact organization (DEQ) and phone number, type/source of waste,
and the quantity.
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4.0 SAMPLING RESULTS

The foll'oWing sections present analytical data generated during the XPA investigation. The
photographs, field sampling forms and logbook copies, and the data analytical results, which

includes the chains of custody, and data verification reports are included in Appendices B
through D, respectively. ' - ’

4.1 DATA PRESENTATION

Analytical data tables reporting all results exceeding the reporting limits (RL) for surface soil,
subsurface soil, groundwater, surface water, and sediment samples are presented by contaminant
category and media in Tables 4-1 through 4-14. Appendix D includes all data results for the

samples as well as for the quality control (QC)/quality assurance (QA) samples. The raw data
reports have been submitted to DEQ separately.

4.1.1 SUBSURFACE SOIL LITHOLOGY

The boring logs describing the soil composition consistent with the USCS are included in
Appendix C. In summary, most of the site is covered with approximately 12- to 18-inches of
roadbase material that is tightly compacted underlain by what is suspected to be fill material to
approximately the top of the water table. Native soil then underlies this fill material.

Most of the site within the perimeter security fence is covered with a roadbase material with
limited vegetation other than along the edge of the riprap, around the Quonset huts, and at the
northern and southern ends of the property. An employee of Mark Even Construction noted that
the Willamette River flooded in 1996 and deposited up to 3 inches of sediments across the site

up to the Quonset huts. Sediment was not obvious on the roadbase, but likely was cleared from
the site, eroded, and/or mixed with the roadbase material.

Fill material across the site is presumed from examination of the historic aerial photographs as

addressed in the XPA work plan (Jacobs 2000). Several boring logs indicate this presumed fill
material to approximately the groundwater table, which is consistent with the aerial photographs.
Additionally, two locations, SB-3 and SB-4, indicated wood chips at the bottom of the presumed

- fill material which may have been debris from past logging operations before the fill material

was emplaced. The fill material was consistent in the borings and described as a fine- to

medium-sand with trace silt, poorly graded, brownish-gray, and often dense. Brick fragments
were noted in the presumed fill material at SB-3.

Much of the site closest to the present shoreline was formerly at or under the water line before
the fill material was emplaced. The presumed native soil was generally described in the boring
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logs as a fine, dark gray sand. Several silt lenses, or sandy silts, several inches thick were noted
at various depths in most boreholes.

4.1.2 FIELD OBSERVATIONS

’

Several qualitative observations were noted while performing the XPA investigation as noted
below, reflected in the field documentation (Appendix C), and often shown in photographs in
Appendix B.

Soils

Surface soil samples were collected from former and present drum storage areas and areas of
present and presumed former material storage areas (photographs, Appendix B). Workers at the
Marine Finance site were noted moving drums near the southern portion of the site during the
XPA investigation activities, although the contents of these drums were unknown. It was
surmised by the field crew that the drums were likely empty from observations of the workers
easily moving drums by hand and that the activities were simply part of site maintenance.

Oil stains were noted in the surface soils at locations SS-3 and SS-6. Surface soil samples were
collected from the intervals under the stained soils to determine petroleum constituents that may
be leaching to the underlying soils from the stains.

Locations SS-3 and SS-4 were composite samples collected from areas of former scrap steel
storage. While no large pieces of scrap remained, several small pieces of steel generally
measuring less than a inch on any axis were noted in the area of SS-4.

Material and supply storage was noted adjacent to the dock near the Transversal International
trailer and Mark Even Construction (photograph, Appendix B). It is likely that this area has
historically been used for storage adjacent to the dock. Material stored during the XPA
investigation was noted to be primarily scrap wood...

A denuded area was noted on the southern portion of the site during a site visit by representatives
from DEQ on 10 August 2000. A sample of opportunity, SS-10, was collected from this location
within the area void of vegetation.

An empty drum labeled “Resin” and flammable liquid with a presumed lead-acid battery was
found on its side at location SS-11 (photograph, Appendix B). A surface soil sample was
collected immediately adjacent to the drum and battery.
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Surface Water and Sediments

Recovery of sediment was difficult at most locations both for samples collected using the van
Veen sampler and the gravity corer. Proper functioning of the dredge sampler was ensured and
often captured debris, but little sediment. Occasionally, a piece of debris such as wood chips or
a small piece of riprap would prevent the jaws of the dredge from fully closing and hence any
sediment was washed out upon retrieval. Gravity coring was also problematic. Submarine
surveying of the channel indicated that the channel was steep and likely covered with riprap. An
employee from Mark Even Construction indicated that he had dived in the area and that the area
was covered with debris and riprap. Therefore, it is surmised that the steep channel bank, debris,
and riprap interfered with both the dredge and the gravity corer. The nose cone of the gravity
corer was badly misshapen presumably from hitting the riprap (photograph, Appendix B).

Location SD-2 near Mark Even Construction was relocated closer to the channel because several
attempts failed to produce any recovery at the original location. An employee with Mark Even
Construction indicated that an office building was formerly located adjacent to the shore at the
northern boundary of the property but was demolished and the debris pushed into the area of the
original SD-2 location. Dredging with the van Veen sampler only recovered wood chips in the
original SD-2 location consistent with building debris; the wood chips also may have been from
houseboat construction in the vicinity by Mark Even Construction and/or other former tenants.

Several sample collection attempts were also made at SD-3. Wood chips were repeatedly
captured by the dredge, although littie if any sediment was captured.

Sample collection at SD-5, which located immediately downgradient of Hendren Towboat near
the bridge footer, was attempted several times both with the dredge and the gravity corer. ‘An
initial dredge attempt captured a gelatinous, silica-type material that was approximately an inch
thick and approximately 4 inches by 6. inches. The material was translucent, could be easily

ripped, and seemed to have been torn from a larger piece. No odor was noted. A photograph is
included in Appendix B.

Additional sample recovery attempts at SD-5 produced a sheen on the surface water. The dredge
sample aliquot had a sheen on the sediment and a sheen was also noted during decontamination
of the dredge. The gravity core sample also produced a sheen when the aliquot was emptied into
a mixing bow! and also produced a sheen on the surface water upon retrieval; the sample
headspace reported 4.5 ppm measured by the PID. However, several other previous attempts
with both the dredge and the gravity corer were made in a 30-foot by 20-foot area with no
indication of a sheen. One of the previous gravity core attempts captured a bolt in this area
(photograph, Appendix B) and wood chips were often captured by the dredge in this area.
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The seep, which is location SD/SW-1, was noted to have various debris, including a rusted steel
cable, wood, PVC or plastic pieces, aluminum foil, and a piece of electrical wire. However, it
was also noted that several water bugs were living in the seep.

No rainfall events occurred during the XPA investigation, so no surface water runoff samples of
opportunity were collected.

Groundwater

Few notable observations were made concerning the groundwater. However, a sheen was noted
while collecting water quality parameters at location GW-3, which is the location east of the
southern Quonset hut near former gasoline and diesel USTs and a former fuel distribution island.

4.2 DATA EVALUATION

This data evaluation includes assessment of (1) whether contamination was detected; and
(2) whether the concentrations are above background values, if available, and/or are above risk-
based criteria (RBCs) or other criteria as presented in Table 4-15 through Table 4-17. The
criteria presented in these tables are only for the contaminants detected above the RL.
Appendix E contains the sources of the values used in Table 4-15 through Table 4-17.

Inorganic compounds (metals) reported in soils are compared to background soil concentrations
for Clark County, Washington (Table 4-15). The metals and the organic compounds reported in
soils are then compared to USEPA Region 9 preliminary remediation goals (PRGs) for
industrial-use soil, if available. Analytical results from sediment samples are compared to
Portland Harbor Apparent Baseline Values (Table 4-17) (USEPA 1998). Groundwater analytical
results are compared to USEPA Region 9 PRGs for tap water, if available, and then to DEQ
Water Quality Standards (OAR Division 41 — Table 20). If no water quality standard is
available, the groundwater is compared to Level II Screening Benchmark Values for ecological
risk protective of fresh water aquatic species (Table 4-16). Surface water is compared to DEQ
Water Quality Standards (OAR Division 41 — Table 20). If no water quality 'standard is
available, the surface water is compared to Level II Screening Benchmark Values for ecological
risk protective of fresh water aquatic species (Table 4-16). RBCs are not available for TPH in
soil, sediment, or water. Therefore, the TPH concentrations are reported but are not evaluated
against criteria. '

No background samples were collected at the site. The only known background values available
are for metals in soils for Clark County, Washington as presented in Table 4-15. Sediment
samples were collected both from shallow and deep sediments in the Willamette River
immediately upstream of the Marine Finance Site. The sediment samples collected adjacent to

the site are compared to the results from these upstream samples as well as against baseline
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values from the Portland Harbor Sediment Investigation Report (USEPA 1998), although these
baseline values are not necessarily representative of background values for the river.

4.3 QUALITY CONTROL SUMMARY

Laboratory results were verified as 100 percent complete and ail samples submitted for analysis
had acceptable results provided. With the exception of one PCB repreparation and reanalysis in
subsurface soil sample “PHSS-6”, ‘all samples were extracted and analyzed within USEPA
required holding times. The initial PCB extraction and analysis for sample PHSS-6 was
performed within recommended holding times. The surrogate standard result was outside
laboratory and USEPA method control limits. Sample reextraction occurred one day beyond the
USEPA recommended 14-day holding time. No PCB compounds were detected in the initial or
reextracted sample analyses.

The data result tables (Tables 4-1 through 4-14 and all-tables in Appendix D) were compiled
from hard copy data deliverables provided from chemical analyses conducted by the Columbia
Analytical Services laboratory in Kelso, Washington. Laboratory data reports submitted to
Jacobs were complied using the laboratory’s contracted statement of work and Oregon DEQ data
requirements. Raw data were collected and are available at the laboratory, but were not included
or requested for any of the data reports submitted.

The data quality is consistent with legally defensible definitive (not screening level quality) data
and can be evaluated for the data assessment elements of precision, accuracy, representativeness,
comparability, and completeness (PARCC). Precision was not thoroughly evaluated because raw
data was not requested. The laboratory was required to perform analyses using contractor,
method, and laboratory specified control limits. Precision for laboratory analytical data was
measured by evaluating the relative percent difference (RPD) from MS/MSD and/or laboratory
control sample/laboratory control sample duplicate (LCS/LCSD) sample pairs.  Where
applicable, precision for MS/MSD and/or LCS/LCSD was evaluated specific to preparation
batches within the sample delivery groups (SDGs).

Similarly, accuracy was not thoroughly evaluated because raw data was not requested. Accuracy
for laboratory analytical data is measured by statistically evaluating the values determined from
numerous QC samples. The responses evaluated are initial multi-point calibrations (ICAL)
percent relative standard deviation (% RSD); continuing calibrations (CCAL) percent difference
(% D) from the ICAL; the frequency and percent recovery (% R) of CCAL samples; and the % R
of the LCS, LCSD, and surrogate standard (SS) samples. Also evaluated were the specific
calibration response factors and retention times for each SVOC and VOC target and surrogate
compound; the SVOC and VOC “tuning” compound responses; and any contamination found in
the various kinds of blank samples. The laboratory monitored this element as demonstrated by
the reextraction and reanalysis of PCB sample PHSS-6.
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Representativeness was evaluated through examination of the chain of custody (COC) forms,
and verification that the requested analyses were performed according to documented methods.
COC was maintained for all samples, including satisfactory preservation and analysis within
required holding times. Samples were acquired in accordance with the project-specific sampling
and analysis plan (SAP) (Jacobs 2000). Samples were, therefore, representative of the
three-dimensional locale stated in the SAP.

Comparability was evaluated through verification that standard USEPA or other documented
methods were utilized and that project documentation was consistent. Comparability for this
data was acceptable based on the use of standard methods and project consistent documentation.

Completeness was evaluated numefically by comparing the number of usable analytical results
to the total number of analyses performed. All sample aliquots were collected, shipped for
analysis, analyzed by the requested method, and reported with satisfactory quality control results.
No sample results were unacceptable; thus, completeness was 100%.

4.4 ANALYTICAL RESULTS

The analytical results above the RL for all samples collected from all media at Marine Finance
are presented in Tables 4-1 through 4-14 and all data are presented in Appendix D. Copies of the
raw data have been provided to DEQ separately.

+  Table 4-1, Total Petroleum Hydrocarbon Hits - Soils

«  Table 4-2, Volatile Organic Compound Hits - Soils

«  Table 4-3, Semi-Volatile Organic Compound Hits - Soils

- Table 4-4, Metal Hits - Soils

+  Table 4-5, Tri-Butyltin Hits - Soils

+  Table 4-6, Volatile Organic Compound Hits - Water

«  Table 4-7, Semi-Volatile Organic Compound Hits - Water

«  Table 4-8, Metal Hits - Water

«  Table 4-9, Total Petroleum Hydrocarbon Hits - Sediment

+  Table 4-10, Semi-Volatile Organic Compound Hits - Sediment

. Table 4-11, Metal Hits - Sediment

o  Table 4-12, Tri'-ButyItin Hits - Sedi.ment

+  Table 4-13, Polychlorinated Biphenyl Hits — Sediment

«  Table 4-14, Total Organic Carbon - Sediment
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The data are also presented by media on the site maps in Figures 4-1 through 4-5. The data
presented on the figures presents a summary of the data as follows:

»  TPH - the TPH values include the sum of gasoline range organics (GRO), if requested for
analysis, diesel range organics (DRO), and residual range organics (RRO).

« VOC —the VOC values include the sum of all VOCs reported above the RL.

»  SVOC - the SVOC values include the sum of all SVOCs reported above the RL.

«  TBT ~ the TBT values include the sum of the n-butyltin analogs reported above the RL,
including tert-n-butyltin, tri-n-butyltin cation, di-n-butyltin cation, and n-butyltin cation.

+ PCB - the PCB values include the sum of all PCBs reported above the RL, including

Aroclor 1016, Aroclor 1221, Aroclor 1232, Aroclor 1242, Aroclor 1248, Aroclor 1254, and
Aroclor 1260.

+  Metals — all metals detected above the RL could not be effectively represented on the
figures. Instead, the figures indicate whether all metals were detected less than background
or criteria values or any metal exceeded the background or criteria values.

The following data review presents the results exceeding the RL and compares the results to the
criteria in Tables 4-15 through 4-17 as discussed in Section 4.2.

4.4.1 SURFACE SOIL

The analytical results for all surface soil locations are presented in Tables 4-1 through 4-5 and
are depicted graphically on the site map in Figure 4-1.

TPH

DRO was detected above the RL in 7 of the 8 surface soil samples collected ranging from 28
milligrams (mg)/kilogram (kg) at location SS-5 to 1,400 mg/kg at location SS-6 (Table 4-1).
RRO was detected above the RL in 6 of the 8 locations ranging from 110 mg/kg in both SS-4 and
SS-5 up to 9,800 mg/kg again at location SS-6. TPH. which sums DRO and RRO, ranged-from
35 mg/kg at SS-1 to 11,200 mg/kg at SS-6.

Sample location SS-1, which is near a drum storage area (Figure 4-1), reported only DRO at
35 mg/kg. The adjacent drum storage area, SS-2, reports DRO at 84 mg/kg and RRO at
250 mg/kg. Samples collected near the former metal storage area, SS-3 and SS-4 reported
similar TPH concentrations (490 mg/kg and 330 mg/kg, respectively). The surface soil samples
collected near the two Quonset huts, SS-5 and SS-6, reported TPH results that had two order of
magnitude difference (138 mg/kg and 11,200 mg/kg, respectively). SS-6 was a composite
sample near the northern Quonset hut collected under stained soil with a petroleum odor.
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VOC was not detected above the RL at SS-1, SS-2, SS-7, SS-8, or SS-10 (Table 4-2). The only
VOCs detected above the RL were (1) acetone at 66 micrograms (ug)/kg at SS-6, which was
collected under stained soil adjacent to the northern Quonset hut, while the USEPA Region 9
PRG for acetone in industrial soil is 6,200,000 pug/kg; and (2) trichlorofluoromethane at 10 ug/kg
at SS-9, while the PRG for trichlorofluoromethane in industrial soil is 2,000,000 pg/kg
(Table 4-15).

Svoc

Several polycyclic (or polynuclear) aromatic hydrocarbon (PAH) compounds were detected in
6 of the 10 surface soil samples analyzed for SVOC (Table 4-3). Benzo(a)pyrene, which is
typically a risk driver and has a PRG for industrial soil of 290 ng/kg (Table 4-15), was reported
in samples from 3 locations, including SS-2 near the drum storage area at 910 pg/kg, SS-9 near
the Mark Even dock at 790 pg/kg, and SS-7 near the seep at 880 pg/kg. Each of these locations
therefore exceeds the PRG for industrial soil. The only other SVOC that exceeded the industrial
soil PRG is debenzo(a,h)anthracene, which has a PRG of 0.29 ug/kg, at location SS-7 at a
concentration of 120 pg/kg.

Benzo(a)anthracene, which has a PRG of 2,900 ng/kg, was also detected at SS-2, SS-7, and SS-9
at 650ng/kg, 920 ng/kg, and 590 pg/kg, respectively. Benzo(b)fluoranthene, which has an PRG
of 2,900 pg/kg, also was detected at SS-2, SS-7, and SS-9 at 870 pg/kg, 980 ug/kg, and
1,100 pg/kg, respectively as well as at SS-11 at 340 pg/kg. Several other PAH compounds were
detected at these locations as well as at SS-6, S$S-8, and SS-11 as indicated in Table 4-3.

LPAH, which includes the sum of concentrations for acenaphthene, acenaphthylene, fluorene,
2-methylnaphthalene, naphthalene, and phenanthrene, for surface soils detecting PAH above the
RL ranged from 520 pg/kg at SS-9 to 1,206 pg/kg at SS-7. HPAH, which includes anthracene,
benzo(a)anthracene, benzo(a)pyrene, benzo(b)fluoranthene, benzo(g,h,i)pyrylene,
benzo(k)fluoranthene, chrysene, dibenzo(a,h)anthracene, fluoranthene, indeno(1,2,3-cd)pyrene,
and pyrene, for surface soils detecting PAH above the RL ranged from 440 pg/kg at SS-8 to
9,110 pg/kg at SS-7. While no PRG criteria are available for LPAH or HPAH, the DEQ Portland
Harbor Apparent Baseline Values for sediment (Table 4-15) for LPAH is 700 pg/kg and for
HPAH is 2,400 pg/kg.

Bis(2-ethylhexyl)phthalate (BEHP), which is a common plasticizer used in the manufacture of
PVC, was detected at 1,600 pg/kg in SS-6 but the PRG for industrial soil is 180,000 pg/kg.
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Metals

Several metals were reported above the RL at all of the surface soil sample locations (Table 4-4).
Of these, 5 metals exceeded the background concentrations for metals from Clark County,
Washington, at several of the locations, including arsenic, chromium, copper, iron, and lead. Of
these metals exceeding the presumed background value, arsenic and chromium concentrations in
at least one location exceeded the industrial soil PRG as well.

Many metals tested, including antimony, barium, cobalt, mercury, nickel, selenium, silver,
thallium, vanadium, and zinc do not have background concentrations available. Concentrations
were compared directly to the industrial soil PRG.

Arsenic was reported above the background concentration of 6 mg/kg (Table 4-15) at 5 of the
11 surface soil locations ranging up to 13.3 mg/kg at SS*9. The industrial soil PRG for arsenic is
2.7 mg/kg (i.e. less than the background value), which was exceeded at 10 of the 11 surface soil
locations. Chromium was reported above the background coneentration of 27 mg/kg at 5 of the

11 locations ranging up to 81.3 mg/kg at SS-5. Chromium exceeds its industrial soil PRG of -

64 mg/kg at one location, SS-5 at 81.3 mg/kg. Copper was reported above the background
concentration of 34 mg/kg at 6 of 11 locations ranging up to 270 mg/kg at SS-9. Iron was
reported above the background concentration of 36,100 mg/kg in 3 of the 11 locations ranging up
to 39,100 mg/kg at SS-2. Finally, lead was reported above the background concentration of
17 mg/kg at 9 of the 11 locations ranging up to 90.7 mg/kg at SS-2.

Locations SS-3 and SS-4 were collected from the former scrap metal storage area. Arsenic
exceeded the industrial soil PRG but did not exceed the presumed background concentration at
these locations. Lead exceeded the background concentration at both locations, but chromium
and copper exceeded the background only at location SS-4. Lead, chromium, and copper did not
exceed the industrial PRGs at SS-3 or SS-4. Locations SS-3 and SS-4 were each collected as a
composite sample on a four-point grid (i.e. 4 sample aliqouts for each location) with
approximately 25-foot spacing and homogenized to ensure that a point where metal was formerly
storaged would be represented in the sample. Assuming that 3 of the 4 sample aliquot locations
were collected in an aisle and only 1 location represented an actual storage site, the metal
concentrations are multiplied by 4 for comparison to the background. This represents a
conservative assumption. Arsenic, chromium, copper, iron, lead, and manganese exceed the
background concentrations at both SS-3 and SS-4 if the results are multiplied by 4. Aluminum is
also exceeded at SS-4 if the results are multiplied by 4. Arsenic and iron also exceed the
industrial soil PRG at both SS-3 and SS-4 if the results are multiplied by 4 and chromium
exceeds the industrial soil PRG at SS-4 if the results are multiplied by 4.

SS-10 failed to detect any metal above its background concentration, but arsenic was detected at
2.9 mg/kg, which exceeded the industrial soil PRG of 2.7 mg/kg. SS-1 only reported lead above
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the background and SS-8 only reported iron above background; both of these locations reported
arsenic above the industrial soil PRG, however. Other surface soil locations reported at least
three metals above background. All locations reported metal concentrations within an order of
magnitude of the background concentration, although the copper concentration at SS-9 at
270 mg/kg was close to an order of magnitude greater than the background of 34 mg/kg. Most
locations even reported metal concentrations within twice the background concentrations with
the most notable exception being lead with 7 of 11 locations exceeding two times the
background concentration.

PCB/TBT
PCB was not detected above the RL in any of the surface soil samples (Appendix D).

TBT was sampled for and detected above the RL at SS-1, SS-2, SS;9, and SS-10 (Table 4-5).
The tri-n-butyltin cation was detected at 8 ng/kg, 120 pg/kg, 110pg/kg, and 2 pg/kg at these
locations, respectively. The tri-n-butyltin cation concentration was estimated at location SS-7
below the RL. The di-n-butyltin and n-butyltin cations were also detected in most of the
samples, but at lower concentrations. The sum of all butyltin analogs, including the
tetra-n-butyltin, tri-n-butyltin, di-n-butyltin, and (mono-)n-butyltin, was estimated at
concentrations of 0.9 pg/kg and 2.5 pg/kg at SS-7 and SS-10, respectively, and was reported at
13 pg/kg, 147 pg/kg, and 166 pg/kg at SS-1, SS-2, and SS-9, respectively. While no risk-based
criteria is available for TBT, the USEPA reportéd a maximum baseline value of 300 pg/kg in
sediment in Portland Harbor (USEPA 1998).

4.4.2 SUBSURFACE SOIL

The analytical results for all subsurface soil locations are presented in Tables 4-1 through 4-5
and are depicted graphically on the site map in Figure 4-2.

TPH

Neither DRO nor RRO was detected above the RL at SB-1, which is near the drum storage area
(Figure 4-2), or at SB-3, which is near the southern Quonset hut by a former diesel UST
(Table 4-1). GRO was sampled for only at SB-3, but was not detected at SB-3 either. DRO was
detected at the other drum storage area (SS-2) at 27 mg/kg, but this value is close to the RL: no
RRO was detected above the RL at SB-2.

DRO and RRO were, however, detected at the other subsurface soil locations near another
former diesel UST and fuel pipeline near the dock (Figure 4-2). SB-4, located near the former
diesel UST, reported DRO at 490 mg/kg and RRO at 1,100 mg/kg. SB-S5, which was offset

several feet away from the original location but still immediately adjacent to a former fuel
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distribution line that was located during the utility clearance, reported DRO at 91 mg/kg and
RRO at 260 mg/kg.

voc

No VOCs were detected above the RL at any of the subsurface soil locations (Table 4-2).

SvocC

Pyrene was the only SVOC (PAH compound) detected above the RL at any subsurface soil
location sampled for SVOC, including SB-1, SB-2, SB-3, and SB-5 (Table 4-3). Pyrene, which

has an PRG for industrial soil of 54,000,000 pg/kg (Table 4-15), was detected at 360 ug/kg at
SB-1.

Metals

Several metals were detected above the RL in each of the 3 subsurface soil samples where metals
were analyzed (SB;l, SB-2, and SB-5) (Table 4-4). However, no metal concentration at any
location exceeded its background concentration (Table 4-15), although an estimated
concentration for lead at SB-5 (19 mg/kg) did exceed the background concentration of 17 mg/kg,.
Arsenic, while not exceeding the presumed background concentration, did exceed the industrial

soil PRG of 2.7 mg/kg at all three locations where the arsenic concentration ranged from
3.1 mg/kg to 3.3 mg/kg.

PCB/TBT
PCB was not detected above the RL in any of the subsurface soil samples (Appendix D).

Location SB-5 was the only subsurface soil location where TBT analysis was requested.
Tri-n-butyltin, however, was not detected in SB-5 (Table 4-5). However, di-n-butyltin and
n-butyltin were detected at 8 pg/kg and 2 npg/kg, respectively, at SB-5 for a total butyltin

concentration of 10 pg/kg. While no risk-based eriteria is available for TBT, the USEPA

reported a maximum baseline value of 300 pg/kg in sediment in Portland Harbor (USEPA 1998).

4.4.3 GROUNDWATER

The analytical results for all groundwater locations are presented in Tables 4-6 through 4-8 and
are depicted graphically on the site map in Figure 4-3.

TPH

TPH was not detected above the RL in the groundwater at any of the locations sampled,
including GW-1, GW-2, and GW-5 (Appendix D).
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yoc

Only carbon disulfide and chloroform were detected above the RL in any of the groundwater
samples (Table 4-6). Chloroform, which has an PRG for tap water of 0.16 pg/liter (L)
(Table 4-16), was detected in GW-2 at a concentration 0.75 ug/L. Chloroform did not, however,
exceed the DEQ Water Quality criteria of 1,240 ng/L (Table 4-16). The only other VOC
compound reported above the RL was carbon disulfide at 0.78 pg/L and 0.53 pg/l. at GW-6 and
GW-7, respectively. These concentrations did not exceed the RBC for tap water of 1,000 pg/L.
No DEQ Water Quality criteria is available for carbon disulfide, but the DEQ Level 11 Ecological
Risk Benchmark Value of 0.92 pg/L is not exceeded at any location (Table 4-16).

SvocC

SVOC compounds were detected above the RL at 2 of the 7 locations, GW-4 and GW-5
(Table 4-7). Location GW-4, which is located immediately downgradient of a former diesel
Sk UST, reported phenanthrene, fluoranthene, pyrene,  chrysene, benzo(a)pyrene,
0 indeno(1,2,3-cd)pyrene, and benzo(g,h,i)perylene above the RL. The following compounds were
reported above the RBC for tap water at GW-4 (Table 4-1 5):

»  benzo(a)pyrene at 13 ug/L while the RBC for tap water is 0.0092 ug/L;

~«  chrysene at 9.9 ng/L while the RBC for tap water is 9.2 pg/L; and
+  indeno(1,2,3-cd)pyrene at 11 pg/L while the RBC for tap water is 0.092 pg/L.

The concentration of benzo(a)pyrene at GW-4 also exceeded the ecological risk benchmark
value of 0.014 ug/L.

Phenanthrene was detected at a concentration of 18 ng/L at GW-4, but no PRG for tap water is
available. However, the DEQ Ecological Risk Assessment Level 1 Screening Benchmark Value
for phenanthrene is 6.3 pg/L.

GW-5, which is located downgrédient of GW-4 and adjacent to the fuel line that conveyed fuel
between the USTs and the dock, also reported fluoranthene and pyrene above the RL but neither
exceeded its PRG for tap water. Fluoranthene, which was reported at 13 pg/l. at GW-5, did
exceed the ecological risk benchmark value of 6.16 ng/L (Table 4-16).

Mezrals

Several metals were detected above the RL in all 5 of the groundwater sample locations
(Table 4-8). Antimony, arsenic, iron, and manganese reported concentrations above the tap
water PRG at many locations. GW-5 and GW-6 are downgradient of the former metal storage
area and GW-5 reported some of the highest metal concentrations at the site, including:

+  arsenic from GW-5 at 36.9 pg/L while the PRG for tap water is 0.045 pg/L (Table 4-14);
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«  iron from GW-5 at 89,300 pug/L while the PRG for tap water is 11,000 ng/L; and

.  manganese from GW-5 at 3,160 pg/L while the PRG for tap water 880 pg/L.

The concentration of each of these metals in the groundwater at GW-5 exceed the tap water
PRG. Iron also exceeds the DEQ Water Quality criteria, which is 1,000 ng/L (Table 4-16), and
manganese exceeds the DEQ =cological risk benchmark value of 120 pg/L (no DEQ Water
Quality criteria is available).

Aluminum, barium, chromium, copper, lead, and vanadium exceeded either the DEQ Water.

Quality criteria or, if the Water Quality criteria is not available, then the DEQ ecological

benchmark value at both GW-5 and GW-6. Zinc also exceeded the DEQ Water Quality criteria \.

at GW-5.

Location GW-1, near a drum storage area, also reported some elevated metal concentrations in
the groundwater, including the highest chromium concentration at the site at 39.3 pg/L. The tap
water PRG is higher than this at 110 pg/L, but the DEQ Water Quality criteria is 11 pg/L. Iron
was detected at 54,900 pg/L and lead at 47.5 pg/L while the tap water PRG for iron is
11,000 pg/L and the DEQ Water Quality Criteria, Fresh Water Chronic Criteria, for iron is
1,000 pg/L and for lead is 3.2 pg/L.. Arsenic was also detected at GW-1 at 9.3 ng/L while the
tap water PRG is 0.045 pg/L. Several other metals, including aluminum, barium, cobalt, copper,
manganese, vanadium, and zinc reported concentrations above either the DEQ Water Quality
criteria or the DEQ ecological risk benchmark value.

The other drum storage area, represented by location GW-2, also reported metals at similar but
lower concentrations. A presumably downgradient location, GW-7, also reported similar
concentrations for the metals, although manganese was reported at a higher concentration than
GW-1 or GW-2 and also exceeded the RBC.

4.4.4 SURFACE WATER

The analytical results for all surface water locations are presented in Tables 4-6 through 4-8 and
are depicted graphically on the site map in Figure 4-4.

voc

No VOCs were detected above the RL in the surface water samples (Table 4-6).

SvocC

No SVOCs were detected above the RL in the surface water samples (Table 4-7).
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Metals

Several metals were detected above the RL at the two surface water locations (Table 4-38),
although no concentration exceeded its tap water PRG (Table 4-16). Barium was reported at a
concentration of 19.4 ug/L and 5.2 pg/L at SW-1 and SW-2, respectively, while the DEQ
ecological benchmark value for barium is 4 pg/l. (no DEQ Water Quality criteria is available).

4.4.5 SEDIMENT

The analytical results for all sediment locations are presented in Tables 4-9 through 4-14 and are
depicted graphically on the site map in Figure 4-5. The sediment results are compared against
the Portland Harbor Sediment Apparent Baseline Values (Table 4-15) (USEPA 1998).

TPH

DRO was detected above the RL in 6 out of the 7 sediment samples collected on or adjacent to
the Marine Finance site, including the sediment from the seep (SD-1), ranging from 92 mg/kg to
2,800 mg/kg (Table 4-9, Figure 4-5). RRO was detected in 5 out of the 7 sediment locations
ranging from 410 mg/kg to 2,300 mg/kg. However, no TPH (DRO or RRO) was found in either
shallow or deep intervals of the upstream location, SD-6. The highest DRO and RRO
concentrations were found in the shallow and deep intervals downstream of the Hendren
Towboat docks at location SD-5, which is the location where a sheen was noted during both
dredge (shallow) and gravity .core (deep) sampling. The deep interval at SD-5 reported the
highest concentration of both DRO and RRO of any sediment location at Marine Finance.
Locations further downstream from this location reported diminishing concentrations.

SvocC

Several SVOC were detected above the RL in sediments (Table 4-10 and Figure 4-5) and several
other compounds were estimated at conceptrations above the method detection limit (MDL) but
less than the RL. All SVOCs detected could not be listed individually on Figure 4-5, so a total
SVOC concentration is listed. The SVOCs detected were predominantly PAHs. Most
compounds detected were found consistently in the sediments adjacent to the site with the
highest SVOC concentrations in the deep interval at SD-5 immediately downstream of Hendren
Towboat, although the upstream location (SD-6) generally reported lower concentrations than
other locations in'the Willamette River. The upstream location (SD-6) did not report any SVOC
above the Portland Harbor Apparent Baseline Values (Table 4-15).

Both the LPAH and HPAH concentrations at SD-1 (the seep), SD-2S, and SD-3S were less than
the Portland Harbor Apparent Baseline Values (Table 4-15) and no SVOCs at these locations
exceeded the Portland Harbor Apparent Baseline Values. Note that no samples were obtained
from the deep interval at locations SD-2 or SD-3. The seep location, SD-1, reported most of the
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same SVOCs detected in the sediments of the Willamette River adjacent to the site, although
concentrations in the seep location were generally lower than those reported in the river samples.
The exceptions included (1) benzo(a)anthracene reported at 120 pg/kg in SD-1 while the shallow
river samples nearby in SD-2S and SD-3S were 93 ng/kg and 110 pg/kg, respectively;
concentrations downstream of the Hendren Towboat dock were substantially higher (up to
28,000 pg/kg in the deep interval); (2) chrysene reported at 140 pg/kg versus 120 pg'g and
130 pg/kg at SD-2S and SD-3S, respectively; (3) benzo(k)fluoranthene reported at 55 pg/kg
versus 38 pg/kg and 41 pg/kg at SD-2S and SD-3S, respectively; and (4) behzo(a)pyrene at
120 pg/kg versus 100 pg/kg and 110 pg/kg at SD-2S and SD-3S, respectively.’

SVOC concentrations were highest in both the shallow and deep intervals immediately
downstream of the Hendren Towboat dock at location SD-5 (Table 4-10) while the upstream
location, SD-6, reported substantially lower concentrations. The deep interval at SD-5
consistently reported higher concentrations of PAHs than the shallow interval. SVOC
concentrations generally diminished downstream from SD-5 (Table 4-10 and Figure 4-5). LPAH
and HPAH exceeded the Portland Harbor Apparent Baseline Values in both the shallow and deep
intervals at both SD-4 and SD-5. LPAH and HPAH were exceeded by over an order of

magnitude in the shallow interval at SD-5 and were exceeded by over two orders of magnitude in
the deep interval at SD-5.

Several PAHs and other SVOCs exceeded the Portland Harbor Apparent Baseline Values in both
the shallow and deep intervals at both SD-4 and SD-5 (Table 4-10). Compounds exceeding the
baseline values generally were consistent between these samples, including chrysene,
benzo(a)anthracene, benzo(b)fluoranthene, benzo(k)fluoranthene, benzo(a)pyrene,
benzo(g,h,i)perylene, fluoranthene, indeno(1,2,3-cd)pyrene, phenanthrene, and pyrene.
Concentrations of these compounds at SD-4S, SD-4D, and SD-5S were generally within an order
of magnitude of the baseline values. However, concentrations at SD-5D were generally over an
order of magnitude greater than the baseline values and some compounds such as phenanthrene
and pyrene each ‘with a baseline value of 700 pg/kg were exceeded by over two orders of
magnitude at SD-5D at 120,000 pg/kg and 130,000 pg/kg, respectively. E

Several compounds were detected above the baseline values at SD-5 but not above the baseline
values at any other location, although the compounds were generally identified even in the
upstream location (SD-6). Dibenzofuran was detected in the deep interval at SD-5 at
1,500 pg/kg and estimated above the MDL in the shallow interval at 200 pg/kg while the
baseline value is 100 pg/kg. Fluorene was also found in both the shallow and deep intervals at
SD-5 at 1,600 pg/kg and 16,000 pg/kg, respectively, while the baseline value is 125 pg/kg.
Dibenzo(a,h)anthracene was detected at 1,900 pg/kg at SD-5D and was estimated above the
MDL at 400 pg/kg at SD-5S while the baseline value is 125 pg/kg.
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Metals

Several metals were detected above the RL in both the shallow and deeper sediments
(Table 4-11). Arsenic, copper, lead, mercury, and zinc exceeded the Portland Harbor Apparent
Baseline Values (Table 4-15) in at least one location. The upstream location, SD-6, reported
metal concentrations less than the baseline values, except that mercury was reported at
0.14 mg/kg in SD-6D which is slightly above the baseline value of 0.1 mg/kg.

SD-1, which is located in the seep near the Mark Even dock, reported lead and zinc above their
baseline values at SD-1 at 36.4 mg/kg and 203 mg/kg, respectively. Note that the seep was
found to have several pieces of metal debris during sampling, including a rusted steel cable and
electrical wire.

SD-28, which is near Mark Even Construction, did not report any metal above its baseline value.

SD-38, which is adjacent to the central dock, reported arsenic, copper, and zinc at 11.1 mg/kg,

98.5 mg/kg, and 273 mg/kg, respectively. Each of these values is within approximately twice the
baseline values.

No metals in either the shallow or deep intervals at location SD-4 exceed the baseline values
with the exception of zinc at SD-4S, which was reported at 120 mg/kg while the baseline value is
118 mg/kg.

Several metals exceed their baseline values in both the shallow and deep intervals at SD-5,
including lead, mercury, and zinc. However, the concentrations reported for mercury and zinc in
both intervals and lead in the deep interval are within twice the baseline value. Lead in the
shallow interval was reported at 232 mg/kg while the apparent baseline value is 30 mg/kg.
Arsenic was also detected above its baseline value of 5 mg/kg in the shallow interval at SD-5 at
5.8 mg/kg.

PCB/TBT

TBT was detected above the RL or estimated above the MDL but less than the RL in all
sediment samples except the deep interval at the upstream location, SD-6 (Table 4-12). The sum
of all butyltin analogs, including tetra-n-butyltin, tri-n- butyltin cation, di-n- butyltm cation, and
(mono-)n-butyltin cation, was estimated at concentrations ranging from 1 pg/kg at SD-5D to 142
ng/kg at SD-3S. The shallow interval at the upstream location SD-6 reported 35 pg/kg and the
shallow intervals exceeding this value are SD-3S at 142 ng’kg, SD-4S at 91 pg/kg, and SD-5S at
57.5 pg/kg. However, each of these concentrations is an estimated value above the MDL. The
deep intervals at SD-4 and SD-5 report total TBT (2.6 pg’kg and 1 pgrkg, respectively) less than
the value at SD-6S. While no risk-based criteria is available for TBT, the USEPA reported a
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maximum baseline value of 300 pg/kg in sediment in Portland Harbor (USEPA 1998) for which
no sediment sample in the Willamette River adjacent to the Marine Finance site exceeded.

Aroclor 1260 was the only PCB species detected above the RL in any sediment samples
(Table 4-13), although no concentration exceeded the Portland Harbor Apparent Baseline Value
of 180 pg/kg (Table 4-15). The seep location (SD-1) and the deep interval of the upstream
location (SD-6) failed to detect any PCB above the RL while all other locations did detect PCB.
PCB ranged from an estimated concentration of 8 pg/kg in the shallow interval of the upstream
location to 76 pg/kg in the deep interval at SD-5D.

Total Organic Carbon

TOC concentrations are reported in Table 4-14. TOC ranges from 1.51 percent (%) to 2.79% in
the shallow interval and 0.92% to 4.37% in the deep interval. The Portland Harbor Apparent

Baseline Value for TOC is 2%, so all sediment exceeds this value except SD-1, SD-45, and
SD-6D.
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50 SUMMARY

The following briefly summarizes the contaminants by media that exceed the relevant criteria as
discussed in more detail in Section 4.0.

Surface Soil

TPH was detected above the RL in seven of the eight locations up to a concentration of
11,200 mg/kg. No VOC was detected above the PRGs. Benzo(a)pyrene was reported above the
industrial soil PRG at 3 locations, SS-2, SS-7, and SS-9. Dibenzo(a,h)anthrancene was reported
above the industrial soil PRG at location SS-7 only. Arsenic, chromium, copper, iron, and lead
exceeded the presumed background concentration at several locations in the surface soil and
arsenic and chromium exceeded the industrial soil PRG. Two composite samples were collected
near the former scrap metal storage area. Lead was detected above the background value at both
of these locations and chromium and copper were detected above the background value at one of
the locations. All TBT results were less than the Portland Harbor Apparent Baseline Value for
sediment, although no TBT criteria is available for surface soil.

Subsurface Soil

TPH was detected above the RL at two subsurface soil locations near former USTs ranging up to
1,590 mg/kg. No VOC was detected above the RL in any subsurface soil locations and only
pyrene was reported above the RL at one location, but the result was less than the industrial soil
PRG. Only lead was detected at one location at a concentration of 19 mg/kg above the
background value of 17 mg/kg. Arsenic, while less than the background value, was reported
above the industrial soil PRG at all three subsurface soil locations that were sampled for metals.

Groundwater

TPH was not detected in any sample above the RL. The only VOCs detected above the RL were
chloroform and carbon disulfide, but only chloroform exceeded its tap water PRG at one
location. SVOCs were detected above the RL at 2 of the 7 locations, but only benzo(a)pyrene,
chrysene, and indeno(1,2,3-cd)pyrene at GW-4 exceeded the PRG for tap water. Benzo(a)pyrene
and phenanthrene, which has no tap water PRG available, both exceeded their DEQ ecological
risk benchmark values at GW-4. Fluoranthene did not exceed the tap water PRG at GW-5, but it
did exceed the DEQ ecological risk benchmark value. Antimony, arsenic, iron, and manganese
were reported above the PRGs for tap water at most locations. GW-5 and GW-6 are
downgradient of the former scrap metal storage yard and the groundwater at these locations
reported some of the highest arsenic, iron, and manganese concentrations at the site.
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Surface Water

No VOCs or SVOCs were reported above the RL in surface water from the standpipe or the seep.

No metals were reported above the PRGs for tap water, but barium was detected in both surface
water samples above the DEQ ecological risk benchmark values.

Sediment

TPH was reported above the RL in 6 of the 7 locations sampled. _The highest TPH concentration
was reported in SB-5 located immediately downstream of Hendrén Towboat. A sheen was noted
on the sediment from SB-5 during sample collection. SVOCs, predominantly PAH compounds,
were also reported in the highest concentrations at SB-5. Portland Harbor Apparent Baseline

Values for LPAH and HPAH were exceeded in both the shallow and deep intervals at locations,

SB-4 and SB-5, which are both downstream and adjacent to the Hendren Towboat docks.
Several individual SVOCs also exceeded their baseline values at SB-4 and SB-S. The metal
concentrations in the upstream sediment location at SD-6 were consistent with baseline values,
but arsenic, copper, lead, mercury, and zinc exceeded their baseline values in at least one
location. No TBT concentrations exceeded the available baseline value and no PCB
concentrations exceeded the Portland Harbor Apparent Baseline Value.
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l GIBSON BOWLES INC., REALTORS®
BETTER HOMES AND GARDENS®

This binder is information on the
property at; 8444 Wi NW St. Helens Rd,
Portland, OR ‘

It has plat maps and some property
information that you may find useful.

Thank you for your interest.

Sincerely,

Dale Burkholder

00 PORTLAND EAST OFFICE O GRESHAM OFFICE ) ADMINISTRATION
10610 S.E. Washington Street 1250 N.E. Burnside " 8285 SW Nimbus, Suite 150
Portland, Oregon 97216 Gresham, Oregon 97030 Beaverton, OR 97008
(503) 256-9723 (503) 667-1465 (503) 626-6700
FAX (503) 253-1255 FAX (503) 669-9384 FAX (503) 526-8622

AAC002158



D PREMISES, AND THE

THIS MAP IS MADE SOLELY FOR THE PURPOSE OF ASSISTING IN LOCATING SAl )
COMPANY ASSUMES NO LIABILITY FOR VARIATIONS, IF ANY, IN DIMENSIONS, AREAS, AND LOCATIONS e W
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Department of Environmental Quality
Northwest Region Portland Office

2020 SW 4™ Avenue, Suite 400

Portland, OR 97201-4987

(503) 229-5263

FAX (503) 229-6945

TTY (503) 229-5471

December 12, 2002
Gordon T. Carey, Jr.

721 SW Oak Street 2" Floor
Portland, Oregon 97205

Re:  DEQ Project Costs and
Scope of Work for Further Investigation

Marine Finance Site .
8444 NW St. Helens Road, .
Portland, Oregon

ECSI #2352

Dear Mr. Carey:

Through communication with Charlie Landman you have requested that the Oregon Department
of Environmental Quality (DEQ) provide detailed DEQ project costs for the Marine Finance
Corporation site. Enclosed please find invoices and direct labor summaries for the costs incurred
by the Oregon Department of Environmental Quality (DEQ) between February 1999 and
November 1, 2002. The invoice for November 2002 is pending, but will total approximately
$200.

DEQ’s costs were incurred using the Orphan Site account. Oregon’s Environmental Cleanup Law
(Oregon Revised Statutes (ORS) 465.381) established an Orphan Site account to investigate and
clean up hazardous substance contamination at high priority sites where the responsible party is
unknown, unwilling, or unable to undertake the required actions. DEQ determined that Marine
Finance was an “unwilling” party, therefore, DEQ performed the required Expanded Preliminary
Asséssment (XPA) using our environmental contractor at the time, Jacob’s Engineering. DEQ’s
determination is documented in the Orphan Declaration Memorandum signed July 6, 2000.

The total project cost as of 11/01/02 is $116,553.90. Costs included in this total that were
incurred by DEQ’s contractor, Jacobs Engineering, totaled $64,629.10.

The following is a summary of the work conducted by DEQ that resulted in the incurred charges.

In February 1999, DEQ’s Site Assessment Section (SAS) sent an information request letter to
Marine Finance and began preparation of a Strategy Recommendation Memorandum to
document environmental conditions and priority for further action at the site. The Strategy
Recommendation was finalized on September 27, 1999. DEQ’s SAS.determined the site was a

high priority for completion of a Preliminary Assessment with sampling, also referred to as an

Expanded Preliminary Assessment (XPA). After several months of correspondence DEQ
declared the site an Orphan project in July 2000 after determining that Marine Finance

- DEQ-DC!
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Corporation was unwilling to investigate or clean up the site. DEQ retained Jacobs Engineering
to complete the Expanded Preliminary Assessment (XPA). Jacobs collected soil, groundwater
and sediment samples at the site in August 2000, and submitted the XPA report in November
2000. DEQ completed removal of abandoned waste containers, drums, and batteries at the
facility in May 2001. The XPA included collection of six groundwater samples, five Willamette
River sediment samples, and thirteen soil samples. In general, samples were analyzed for metals,
total petroleum hydrocarbons (TPH), volatile organic compounds (VOCs; except sediments),
semi-volatile organics (SVOCs), total organotins (includes tributyltin (TBT)), and

l polychlorinated biphenyls (PCBs).
E Scope of Work for Completion of Site Characterization -

In general, the results of the XPA indicate the contamination 1s not widespread at the site.
However, DEQ has determined that further work is needed to complete the site characterization.
The additional data will allow 2 determination of to be made as to whether the site is a current
source of contaminants to the Willamette River. This determination is consistent with the United
States Environmental Protection Agency (EPA) requirements for all potential contaminant
sources within the Portland Harbor area.

For your information a general scope of work that DEQ will require for completion of the site
characterization is as follows:

e Collection of additional surface soil samples at approximately 10 locations to better

define the lateral extent of surface soil contamination

e Soil sampling from at least two discrete depth intervals at locations with the highest
contaminant levels in surface soil (SS-2, SS-7, S8-9), and from the former UST location

e Installation and quarterly monitoring (one year minimum) of approximately six (6)
monitoring wells across the eastern side of the property to assess shallow groundwater
contaminants potentially discharging to the Willamette River.

Depending on the results of the additional investigation, DEQ may require a DEQ-approved soil
management plan. This document would provide guidance during future construction activities
in the event contaminated soils are encountered or otherwise require excavation to facilitate site

development.

In addition to further site characterization activities, DEQ may require a deed restriction on
groundwater use at the site (i.e., no wells could be installed for industrial. commercial or
drinking water purposes). Based on the results of the further investigation, DEQ will determine
whether additional actions are necessary to assure protection of human health or the
environment. For example, a site cap (gravel or pavement, if not covered by structures) may be
required to limit contact with site soils and a storm water management plan (collection system
and monitoring plan) may be needed to prevent discharges to the river.

- DEQDC!
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If you have any questions or comments about the information presented in this letter, please
contact me at (503) 229-5587.

Sincerely,
4 /%
Mark P{Jgh, Project Manager
Cleanup and Spills .

Attachment: Project Invoices and Daily Time Logs

cc: Charlie Landman, DEQ (w/0 attach.)
Rod Struck, DEQ CU/PH (w/o attach.)
Dale Burkholder, Gibson, Bowles, Inc. (w/o attach.)
ECSI file #2352 (w/o attach.)

- DEGDC
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TITLE

Oregon Title Insurance Company
1515 SW Fifth Ave. Suite 840
Poriland, OR 97201
Phone: {503) 220-8352 Fax (503) 228-8844

PROPERTY PROFILE
Multnomah (OR)

OWNERSHIP INFORMATION

Parcel # - R324066
Map Number : 2220
Owner - Marine Finance Corp

CoOwner :

Site Address - 8444 WiNW 5t Helens R4 Portland

Mail Address : €316 N Lombard St #427 Portland Or 97203
Telephone  : Owner Tenant:

Ref Parcel Number: INIWI1DA 500
T. 01N R 01W g 11 Q: SE

l SALES AND LOAN INFORMATION
Transferred Loan Amount:
. Document # : 2791-3284 Lender
! Sale Price Loan Type
Deed Type Interest Rate :
% Owned  : 100 Vesting Type :

ASSESSMENT AND TAX INFORMATION

Mkt Leand . $39,090 Levy Code ; 001

Mkt Structure 01-02 Taxes : $470.05

Mkt Total : $39,090 MAYV Total

% Improved Adjusted MAV

Excmpt Amount © Assessed Total ¢ $22,570

Exerpt Type - Exception

Millrate : 20.8265 Exception AV
PROPERTY DESCRIPT ION

Map Page & Grid :

Census : Tract: Block:

Improvement Type : Ga General Industrial

Zoning . This

Subdivision/Plat

Neighborhood Cd 600

Land Use : 371 Othcr,lndusuial,lmptovcd

Legal . SECTION 111 N1W;TL S0 0.49

. ACRES MAP 2220

[MPROVEMENTS

Bedrooms
Bathrooms
Family Room
Kitchen

Djning Room
Yloor Cover
Fireplace
Cooling

Heat Method
Heat Source
Intercom
Building Style
Building SF

1st Floor SF
2nd Floor SF
Attic Sq Footage
Bsmt Fin SF
BsmtUnfinSF
Bsmt Total SF
Total Living SF
Garage SF
Pool

Deck SF

Deck

Stories

Total Units
Class Code
Yecar Built
Year Acquired
Lot Acres

Lot SF

Paving Materia)
Electric Service
Nuisaoce
Sewer
Foundation
Wall Mateial
Roof Material
Roof Shape

Const Type

. PS

. Various lmps

B

The Information Provided is Deemed Reliable, but Is Not Guarautéed
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Oregon Title [nsurance Company
1515 SW Fifth Ave. Suite 840
Portland, OR 97201
Phone: (503) 220-8352 Fax (503) 228-8844

PROPERTY PROFILE
Multmomah (OR)
OWNERSHIP INFORMATION IMPROVEMENTS
Parcel# + R324078 Ref Parcel Number: INIW11DA 100 Bedrooms
Map Number : 2220 T: 0IN R: 01W S: 1] Q: SE Bathrooms
Owmner . Marine Finance Corp Family Room
CoOwner Kitchen
Site Address - 8444 WiNW St Helens Rd Portland Dining Room
Mail Address : 8316 N Lombard St #427 Portland Or 97203 Floor Cover
Telephone @ Owner Tenant: Fireplace
Cooling
Heat Method
Heat Source
Intercom -
SALES AND LOAN INFORMATION Building Style
Building SF
Transferred Loan Amount: 1st Floor SF
Documf:m # . 2791-3284 Lepder 2nd Floor SF
Sale Price Loan Type Attic Sq Footage
?ccd Type Intcr;st Rate Bsmt Fin SF
% Owned @ 100 Vesting Type : BsmtUnfinSF
Bsmt Total SF
Total Living SF
Garage SF
Pool
ASSESSMENT AND TAX INFORMATION Deck SF
Mkt Land : §291,820 Levy Code : 001 Et'i:cs
Mkt Strucure : $1,430 01-02 Taxes . §3,541.76 Total Units
Mkt Total . $293,250 MAV Total Class Code . PS
% Improved : Adjusted MAV Year Built .
Excmpt Amount : $155,650 Assessed Total  © $170,060 Year Acquited
- Egcmpt Type Exception RMV Lot Acres . 1.53
Millrate : 20,8265 Exception AV Lot SF - 66,650
Paving Material
Blectric Service
Nuisance
Sewet
PROPERTY DESCRIPTION Foundation
Wall Material
Map Page & Grid : Roof Material
Census - Tract: Block: Roof Shape
Iraprovemcat Type : Ga General Industrial Const Type : Various Inops
Zong : This
Subdivision/Plat
Neighborhood Cd : 600
Land Use . 371 Other,Industrial Improved
Legal . SECTION 11 IN {W; TL 100 1.53 ACRES
© MAP 2220
-

The Information Provided is Deemed Reliable, but Is Not Guaranteed
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THU 13:17 FAX 5032208844

OREGON TITLE

Oregon Title Yusurance Company
1515 SW Fifth Ave, Suue 840
Portland, OR §7201
Phone: (503) 220-8352 Fax (503) 228-8844

PROPERTY PROFILE
Multnomah (OR)
OWNERSHIP INFORMATION IMPROVEMENTS
Parcel #  : R32408! Ref Parcel Number: INIW11DA 700 [ Bedrooms
Map Number : 2220 T: 0IN R: 01W S: {1 Q: SE Bathrooms
Owner . Marine Finance Corp Famly Room
CoOwner : Kitchen
Qjte Address : 8444 WiNW St Helens Rd Portland Dining Room
Mail Address : 8316 N Lombard St #427 Portland Or 97203 Floor Cover
Telephone  : Owner Tenant: Fireplace
Cooling
| Heat Method
Heat Source
Intercom
SALES AND LOAN IN FORMATION Building Style
Building SF
Transferred . : Loan Amount : 1st Floor SF
Document # : 2791-3284 Lender 2nd Floor SF
Sale Pricc Loan Type Attic Sq Footage
Dc’(:'p Type Interest Rate Bsmt Fin SF
% q?‘wncd . 100 Vesting Type : BsmtUnfinSF
! Bsmt Total SF
Total Living SF
Garage SF
Pool
ASSESSMENT AND TAX INFORMATION Deck SF
Deck
Mkt Land : $2,600 Levy Code . 001 Stories
Mkt Structure ¢ 01-02 Taxes : $31.46 Total Units .
i;ﬂ;l Total . $2,600 MA‘N Total Cisss Code . PS
% Improved Adjusted MAY Year Built .
Exempt Amount : Assessed Total  : $1,510 Year Acquired
Exempt Type : Exception RMV - Lot Acres
Millrate : 20.8265 Exception AV Lot SF
Paving Material
Electric Service
Nuisance
Sewer
PROPERTY DESCRIPTION Foundation
Wall Material
Map Page & Grid : Roof Material
Census : Tract: Black: Roof Shape :
Irprovement Type : Ga General Industrial Const Type : Various [mps
Zoning : Thi '
Subdivision/Plat
Neighborhood Cd : 600
Land Use - 371 Other, Industrial,Improved
Legal . SECTION 11 1 N 1 W; TL 700 0.05
. ACRES MAP 2220
SRarE

@004

The Information Provided is Deemed Rellable, but Is Not Guaranteed
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Oregon Title Insurance Corapany
1515 SW Fifth Ave. Suite 840
portland, OR 97201
Phone: (503) 220-8352 Fax (503) 2728-8844

PROPERTY PRO FILE
Mulmormah (OR)

IMPROVEMENTS

OWNERSHIP (NFORMATION

Parcel # . R324082

Map Number © 2220
Ownex - Marine Finance Corp

CoOwner :
Site Address - 8444 WiNW St Helens R4 Portland

Mail Address : 8316 N Lombard St #427 Portland Or 97203
Telephone - Qwnert: Tenant:

Bedrooms
Bathrooms
Family Room
Kitchen
Dining Room
Floor Cover
Fireplace
Cooling
Heat Method

Ref Parcel Number: N 1W11DA 600
T. 01N R: otw S 11 Q: SE

Heat Source
Intercom
SALES AND LOAN INFORMATION Building Style
Building SF
Transferred  : ‘Loan Amount : 15t Floor SF
Docurpent # 2791-3284 Lender 20d Floor SF
Sale Price - Loan Type Attic Sq Footage
Deed Type Interest Rate Bsmt Fin SF
% Owned  : 100 Vesting Type : BsmtUnfinSF
Bsmt Total SF

Total Living SF
Garage SF
Pool

Deck SF

&SESSMENT AND TAX INFORMATION
Mkt Land : $12,600 Levy Code . 001 g:::;s
Mkt Structure : 01-02 Taxes . $151.6) Total Units
Mkt Total . §12,600 MAYV Total Class Code . PS
% Trnproved : Adjusted MAV Year Built ‘
Exempt Amount - Asscssed Totml - $7,280 Year Acquired
Exempt Type  ° Exception Lot Acres
Millrate . 20.8265 Exception AV Lot SF
Paving Material
Electric Service
Nuisance

Sewer:
Foundation
Wwall Material
Roof Material

ZROPERTY DESCRIPTION

- Map Page & Gnd

Census : Tract: Block: Roof Shape :

Improvement Type : G2 General Industrial Const Type © Various Lowps
Zoning, - This
Subdivision/Plat
Neighborbood Cd : 600
Land Use - 3N Od\er,lndustrial,lmproved
Legal . SECTION 11 IN1W;TL 600 0.17

. ACRES MAP 2220

fy
The Information Provided is Deemed Reliable, but Is Not Guaranteed
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Oregon Title lnsurance Company
1515 SW Fifth Ave. Sutt 840
Portland, OR 97201
Phone: (503) 220-8352 Fax (503) 228-8844

JUSUNET
]

PROPERTY PROFILE
Multnomah (OR)
OWNERSHIP INFORMATION IMPROVEMENTS
Parcel # : R483759 Ref Parcel Number: IN1W1 1DA 101 Bedrooms
Map Number : T. OIN R. 01W S: 11 Q: SE Bathrooms
Ownmer - Marine Finance Corp Family Room
CoQwner : Kitchen
Site Address : *No Site Address”® Dining Room
Mail Address : 8316 N Lombard St #427 Portland Or 97203 Floor Cover
Telephone @ Owner: Tenant: Fireplace
Cooling
Heat Method
Heat Source
Intercom
SALES AND LOAN INFORMATION Building Style
Building SF
Transferred Loan Amount: 15t Floor SF
Dogumcm # . 27913284 Lender 2nd Floor SF
Sale Pricc - Loan Type Attic Sq Footage
: Brgn,Grant&Sale Interest Rate Bsmt Fin SF
: Vesting Type : BamtUnfinSF
Bsmt Total SF
Total Living SF
Garage SF
Pool
Ww———m Deck SF
Mkt Land  $25,530 Levy Code  : 001 e
Mkt Structure  : 01-02 Taxes : $269.71 Totat Units
?/'zklt"';(:t:\l'ed $25,530 ng Total : Class Code
: justed MAV Year Built
Exempt Amount : $11,870 Assoss?d Total : $12,950 Year Acquired
Exempt Type Exception RMV : - Lot Actes L1
Millrate . 20.8265 Exception AV Lot SE b . 4780
) Paving Material
Electric Service
Nuisance
Sewer
PROPERTY DESCRIPTION Foundation
Wall Material
Map Page & Grid : Roof Matenial
Census : Tract: Block: Roof Shape
Improvement Type : A Vacant Land Const Type
Zoning :
Subdivision/Plat
Neighborhood Cd : 600
Land Use : 370 Othcr,lndusu'ial,Unimptovcd
Legal . SECTION 11 IN 1W; TL 101 0.11 ACRES

The Information Provided is Deemed Reliable,

—

but Is Not Guaranteed
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OREGON TITLE

Oregon Title Insurance Company
1515 SW Fifth Ave. Suite 840
Portland, OR 97201
Phone: (503) 220-8352 Fax (503) 228-8844

@oos

L 129
- 56,185

PROPERTY PROFILE
E Multnomsh (OR)
OWNERSHIP INFORMATION IMPROVEMENTS
Parcel # - R483757 Ref Parcel Number: INTW1l 500 Bedrooms
Map Number : T. 0IN R: 0IW S: 11 Q@ Bathrooms
Owner - Marine Finance Corp Family Room
) CoOwner : Kitchen
- Site Address : *No Sitc Address® Dining Room
Mail Address : 8316 N Lombard St #4727 Portland Or 97203 Floor Cover
Telephone @ Owner: Tenant: Fireplace
- Cooling
ﬂ l Heat Method
v Heat Source
Intercom
. SALES AND LOAN INFORMATION Building Style
Building SF
Transferred Loan Amount: st Floor SF
Document # : 27913084 Lender 2nd Floor SF
- Sale Price Loan Type Attic Sq Footage
Deed Type Brgn,Grant&Sale Interest Rate : Bsmt Fin SF
% Owned Vesting Type BsmiUnfinSF
L Bsmt Total SF
Total Living SF
Garage SF
Pool
ASSESSMENT AND TAX INFORMATION Deck SF
¢
Mkt Land : $280,660 Levy Code : 001 gmi;s
Mkt Structure ¢ 01-02 Taxes - $2,978.62 Total Units
Mkt Total : $280,660 MAY Total Class Code
% Improved Adjusted MAV Year Built
Exempt Amount : Assessed Total  : $143,020 Year Acquired
Exempt Type Exception RMV Lot Actes
Millrate : 20.8265 Exception AV Lot SF
Paving Material
Electric Service
Nuisance
Sewer
PROPERTY DESCRIPTI Foundation
Wall Material
Map Page & Gud - Roof Material
Census : Tract: Block: Roof Shape
Improvement Type : A Vacant Land Const Type
Zoning :
Subdivision/Plat
Neighboshood Cd : 600
Land Use : 370 Othcr,lndustdal,Unimptovcd
Legal . SECTION 11 IN 1W;TL 500 1.29 ACRES

B e

|

The Information Provided is Deemed Rellable, but Is Not Guaranteed
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OREGON TITLE

______..____..__.__...___._._—___, J— o — @Boos

Oregon Title Insurance Company
1515 SW Fifth Ave. Suite 840
Portland, OR 5720}

Phone: (503) 220-8352 Fax (503) 228-8844

PROPERTY PROFILE
Multmorash (OR)
OWNERSHIP INFORMATION JIMPROVEMENTS
Parcel # . R324083 Ref Parce! Number: IN1WIlL 600 Bedrooms
Map Number : 2120 T: OIN R: OIW 5: 11 Q Bathrooms
Owper . Marine Finance Corp Family Room
CoOwner : Kiwchen
Site Address : 8444 NW Saint Helens Rd Portland 97231 Dining Room
Mail Address : 8316 N Lombard St #427 Portland Or 97203 Floor Cover
Telephone @ Ownern Tenant: Fireplace
Cooling
tHeat Method
Heat Source
Intercom
SALES AND LOAN INFORMATION Building Style
Building S¥ : 16,800
Transferred Loan Amount: 1st Floor SF . 16,800
Docmnt::nt # . 2791-3284 Lender 2nd Floor SF .
Sale Price Loan Type Attic Sq Footage
Deed Type Interest Rate - Bsmt Fin SF
o Owned : 100 Vesting Type : BartUnfuSF
Bsmt Total SF
Total Living SE  : 16,800
Garage S
Pool
ASSESSMENT AND TAX INFORMATION Deck SF
Deck
Mkt Land : $394,550 Levy Code ;001 Stories 1
Mkt Structure  : $186,360 01-02 Taxes  : $6,446.65 Total Units '
Mkt Total H 3580,910 MAYV Total Class Code . PS
% Improved : 32 Adjusted MAV Year Built . 1946
Exempt Amount : Assessed Total  : $309,540 Year Acquired
Exempt Type Exception RMV Lot Acres
Millrate : 20.8265 Exception AV Lot SF
Paving Material
Electric Service
Nuisance
Sewer
PROPERTY DESCRIPTION Foundation
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1.0 INTRODUCTION

This Preliminary Assessment (PA) and Expanded Preliminary Assessment (XPA) Work Plan
presents both a summary of known current and historic site operations and investigations as well
as a work plan to collect data to better support a determination of whether the Marine Finance
site has released hazardous substances to the environment and poses a threat to human health
and/or the environment. Specifically, this document includes an evaluation and interpretation of
current and historical site information, site reconnaissance information, a physical description of
the site, identification of pbt‘ential contaminant source areas, discussion of potential contaminant
migration pathways and potentially affected media, sampling objectives, the rational for the
proposed sampling locations, a detailed description of the field activities and methodologies for
soil, water, and sediment sampling, analytical sampling schedule, investigation derived waste
(IDW) sz‘magement, _sité-speéiﬁc health and safety plan (HSP), and analyti'cal and quality
éssurance/qixélity control (QA/QC) requirements to assure that XPA data are sufficient for future
site characterization and risk assessment, if required. The PA section of this document is based

‘on available site data, p_revious investigations, file searches, data obtained from sources of public

record, site reconnaissance, and interviews with site employees.

A PA is required by Oregon state law at sites where a significant threat to human health or the
environment is suspected from a release of hazardous substances (as defined in Oregon Revised
Statutes (ORS) Chapter 465.200).' Authority for conducting a PA 'is provided in ORS 465.245
and Oregon Administrative Rule (OAR) 340-122-072. A PA is designed to determine whether a
site is releasing, has released, or could release hazardous substances to the environment and
whether a response action is required. The objectives of a PA include identification of potential
hazards at a site, identification of areas at a site that require immediate action, and establishment
of priorities for areas on a site requiring further investigations. This PA was designed to
investigate chemical and ‘_wast.e handling practices, and to evaluate potential contaminant
migration pathways, including surface water, sediment, air, and groundwater, for hazardous
chemicals that may have been released to the environment from operations at the Marine Finance
site.

An XPA is considered necessary to determine if a release has occurred or may occur that could
endanger human health or the environment. This document includes a work plan for an XPA.
This is not intended to be a full investigation or characterization of the site. The scope of this
document and study includes review of available file information, interviews during an on-site
reconnaissance inspection, a comprehensive target survey, and limited groundwater, soil, and

sediment sampling.

This PA/XPA is conducted under the Oregon Hazardous Substance Remediation Action Fund,
while the Oregon Department of Environmental Quality (DEQ) determines the eligibility of the

site for Orphan Site account. The Orphan Site account was created to investigate and clean up

Page 1-1 07/05/00
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hazardous substance contamination at high. priority sites where the responsible party is unknown
or is unwilling or unable to undertake the required removal or remedial actions (ORS 465.381).
The Orphan Site Account is available for funding the investigation, stabilization, or-cleanup of

declared orphan sites.

As discussed further in this report, the 51te is within a 6-mile stretch of the Lower Willamette
‘River where the U.S. Environmental Protection Agency (USEPA) conducted a sediment study in
1997 (USEPA 1998). The study area, situated between the upstream ends of Sauvie Island and
Swan Island, is referred_ to as the Portland Harbor. One of the subsurface sediment samples
collected during this study adjacent to the Marine .Finance_.fecility exceeded Portland Harbor

baseline values for 12 analytes as discussed further in Section 2.2.1.

In a January 1998 spill report the U.S. Coast Guard (USCG) observed numerous drums of oily
rags, antifreeze, etc., with housekeepmg and storage concerns at ‘the Hendren Tow Boat site
.(PBS Environmental (PBSE) 2000) DEQ issued a Strategy Recommendation on 27 September
1999 (Oregon Department of Env1ronmental Quallty (ODEQ) 1999a) DEQ has determined that
a PA/XPA is required for the site as a result of this and the sedlment study results

1.1 PURPOSE

The purpose of this PA/XPA Work Plan is to review available site information and outline the
essential field activities necessary to determine whether hazardous substances have been released
or are a threat for release from the site and have been transported to Willamette River sediment.
Further, this XPA Work Plan identifies existing information gaps and recommends field
sampling activities necessary to fill in those i_nformatien gaps.

Seven exploratory probes are proposed .using direct push technology (DPT) techniques to collect
five soil samples and “seven groﬁndwater samples for chemical analysis. Additionally,
11 locations are proposed for surface soil sampling, six locations are proposed for sediment
sampling, and two locations are proposed for surface water sampling. Groundwater samples will
be collected using temporary well point techniques.

1.2 REPORT ORGANIZATION

The PA/XPA Work Plan has been organized into the following sections:

o Section 1.0, Introduction. This section describes the purpose and administrative
requirements of the XPA Report.

. Section 2.0, Site Background. This section contains a description of the site as well as
background information on ownership and operational history, regulatory history at the
site, and results from previous investigations.

Page 1-2 07/05/00
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Section 3.0, Source Areas and Waste Characterization. This section identifies
potential sources on and off the site and provides information to support further
evaluation of their plausibility as sources to sediments near the site. A summary figure
is presented with sources and transport mechanisms. The figure is used to summarize
the sources and their initial screening as potential impacts to sediments.

Section 4.0, Pathways of Exposure. This section evaluates the potential contaminant
and exposure pathways for groundwater, air, surface water and sediment, and direct
contact.

Section 5.0, Proposed Site Sampling Activities. This section describes the site
sampling activities proposed to determine whether hazardous substances have been
released or threaten to be released at the facility.

Section 6.0, Sampling and Analysis Program. This section describes the field
sampling procedures and analytical methods proposed to determine the presence of the
contaminants of concern.

Section 7.0, Quality Assurance Plan. This section describes the testing and analytical
procedures for the investigation, including data quality objectives, sample collection and
quality control procedures, analytical quality control procedures, data quality
management, and quality assurance oversight.

Section 8.0, Health and Safety Plan. This section. presents the health and safety
practices, personal protective equipment (PPE) requirements, emergency notification,
and spill response and reporting for the project.

Section 9.0, Reporting. This section presents the reporting requirements for the results
of the field investigation.

Section 10.0, Schedule. This section presents the schedule for the field work and

reporting.

Section 11.0, References. This section presents the citations for all documents used in
preparation of this report.

Appendices include:

Appendix A, Historical Aerial Photographs. This appendix presents representatives
historical photographs of the site and areas immediately adjacent.

Appendix B, VISTA Information Solutions, Inc. - Site Assessment Report. This
appendix presents the Site Assessment Report for Marine Finance.

Appendix C, Online Information Sources. This appendix presents the data obtained
from various online information services.

Appendix D, Health and Safety Plan. This appendix presents the safe plan of action
for the specific work to be preformed.
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2.0 SITE BACKGROUND

This section presents a brief description of the site, the ownership and operational history, as
well as the regulatory history. This information was collected from a variety of sources
including DEQ files, previous reports, site reconnaissance, online resources, and a VISTA
Report. The site is referred to as the Marine Finance site throughout this report, but the site has
also historically been identified as the Riverside Industrial Park, the General-Knapton Road Site,
and the West State, Inc. site. o

2.1 SITE DESCRIPTION

The Marine Finance site is located along the western edge of the Lower Willamette River in
Portland, Oregon (Figure 2-1). The St. Johns Bridge extends over the center of the property and
therefore divides the site into a northern section, which is approXimately 2/3 of the total site area,
and a southern section, which is approximately 1/3 of the total site area (Figure 2-2). This
document therefore refers to the northern and southern sections of the property using the St.
Johns Bridge as the dividing line. The region around the site is characterized by heavy industry

-along the river and a mix of residential, commercial, industrial, and recreational properties west

of St. Helens Road. The following summarizes the site location and ownership:

GENERAL SITE DATA

Site Name and Addrcss: Marine Finance
8444 Northwest Saint Helens Road
Portland, Oregon 97231-1115

Current Owner(s): Marine Finance Corporation
8444 Northwest Saint Helens Road
Portland, Oregon 97231-1115
Note: The February 2000 Phase One Environmental
Assessment Update was prepared for a company called
Capital Consultants, 2300 S.W. First Avenue, Portland,
Oregon. 97201 (PBSE 2000)

Current Operators (Tenants): Transloader International, Hendren Tow Boat Company,
Mark Even Construction, Black Cat Studios, NW One
Design.

Site Contact(s): Mike Williams

Latitude: N 45°35°

Longitude: W 122° 46’

Legal Description: The facility is located in the northeast quarter of the

southeast quarter of Section 11 Township IN, Range 1W,
(Willamette Meridian, 01NO1W11DA), Lots 100, 500, and
600, approximately 9.7 acres.

Directions to Site: Located northwest of the city of Portland, beneath the
southwestern end of the St. John’s Bridge over the
Willamette River.
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2.2 OWNERSHIP AND OPERATIONAL HlSTORY

The site is currently used for. office trailer storage, warehouses, an art studio, tow boat
operations, sailboat construction, and houseboat construction according to information provided
by representatives from Marine Finance Corporation to DEQ on 02 March 1999. Structures at
the site currently consist of two large metal-clad Quonset huts on concrete slabs, a wood-frame
modular office building, a small metal-clad trailer house, a small wooden shed, a floating-home
builder’s dock, as well as a gangway and floating facilities owned by a tow boat company. A
concrete slab foundation from a former warehouse building in the southern pdxtion of the
property may still exist in part or in its entirety under some overlying soil. There are currently
two docks onsite north of the St. John’s Bridge. The site is currently dcchpied by five businesses

which all lease space on a month-to-month basis:

« Transloader (Transversal) International - Impért/EXpor’t business. Transloader Inte_rnational
- ‘occupies a trailer for its office operations and the south Quonset hut for warehousing of
merchandise. S

. Hendren Tow Boat Company — Tugboat business. Hendren Tow Boat Company operates on
Marine Finance property south of ‘the St. John’s Bridge. Since Hendren Tow Boat started
operations at the site in 1993, it has been used as a tug boat dock. There are currently several
floating structures/docks in the river adjacent to the site. Maintenance of its vessels is
performed onsite. '

. Mark Even Construction — Houseboat éo’hstﬁictidn. Mark Even Construction constructs
houseboats on the shoreline of the Willamette River using a dock at the northern end of the
property and has support operations and material storage in the adjacent area.

 Black Cat Studios — Sdulbtors studiobspace.in the northern end of the north Quonset hut.

« NW One Design — Sailboat construction in the southern end of the north Quonset hut.

The history of the site was traced by PBS Environmental (PBSE) in a 1993 Phase One Report
(PBSE 1993), back to 1926 by means of aerial photographs, Portland City Directories, Sanborn
Fire Insurance maps, City building records, ‘and personal interviews. In summary, the report
states that the property had been used by various marine construction companies and tow
boat/barge companies since the 1920’s or earlier. In the past the site also had a modest
warehouse in the southern portion of the site as well as smaller buildings, such as office
buildings, a tavern, and a private residence. Between 1936 and 1940 the area was built up with
fill material. The present day Quonset huts were constructed sometime before 1957. Much of
the site was leased to two metal salvage companies from 1988 until 1993. PBS states in the 1993
report that during its site visit scrap‘ metal covered much of the storage yard, and that direct
observation of the ground surface was difficult (PBSE 1993).

In 1926, the south parcel was occupied by Jacobsen Construction Company. Activities
conducted by Jacobsen included pile driving, dock work, and bridge building. Jacobsen had an
equipment warehouse with an office and tool room in the south end of the parcel, located
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between the river and the railroad tracks. This building was serviced with electric power, stove
heat, and city water. The historic aerial photographs depict this structure (Appendix A). Toilets
and basins drained directly into the river. A dock and an overhead crane was located south of the
warehouse. The adjacent property to the south was occupied by government moorings
(PBSE 1993).

At the same time on the north parcel near the present location of Mark:Even Construction, a
cross-river ferry slip and landing was present. The ferry apparently operated until approximately
1932 when the St. Johns bridge was constructed. - The Claremont Tavern, which was later
renamed the Thomas Roadhouse, was present near the intersection of the ferry landing road and
the railroad tracks. A private dwelling and garage appeared just south of the bridge between the
railroad tracks and St. Helens Road in 1932. Jacobsen continued to occupy the remainder of the
south parcel. Houseboats occupied the shoreline on the north parcel.

By 1943, the south parcel was occupied by Portland Tug and Barge, which was owned by
Jacobsen Construction. The equipment warehouse remained, and a new one-story office
building was constructed on the north parcel and connected to the sewer.

A 1948 aerial phéto shows that fill had been placed on the north parcel, bringing it to close to its
present day elevation (Appendix A). The US. Army Corps of Engineers (USACE) has no
records of fill disposal from river dredgings on the property, which indicates that the fill material
was. likely obtained from private dredging operations (PBSE 1993). The 1948 aerial photo
shows two elongated buildings, which appear to be warehouses, side-by-side in the center of the
north parcel. In 1951, a temporary restroom was constructed on the property which was

~ connected to a septic tank (PBSE 1993).

General Construction Company purchased the property from Jacobsen Construction Company in
approximately 1953. The address for Portland Tug & Barge (8444 N.W. St. Helens Ro.éd) was
listed as vacant starting in 1953 until 1957. At approximately this time, the Corps of Engineers
occupied the government mooring property to the south. The present-day Quonset huts were
constructed before 1957 based on review of the aerial maps (Appendix A) although the PBSE
report indicates construction in 1959 (PBSE 1993). The original warehouse on the south parcel
was demolished in October of 1965. '

In 1972, a permit was filed by General Construction Company with the City of Portland for the
grading, surfacing, and fencing of storage areas, and construction of dolphins, floats, ramps, and
an oil storage building for lubricants and greases. Precise locations are uncertain, but several
ancillary structures are present on the east sides of both Quonset huts in the 1972 aerial
photograph that were not present in the 1971 aerial photograph (Appendix A). Additionally,
much additional storage east of the Quonset huts and on the southern portion of the property is
noted in 1972. Later that year, an office trailer was added on the north parcel. In 1979, a sewer
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connection permit was filed by General Construction for a trailer on the south parcel

(PBSE 1993).

The property ‘was purchased from General Construction in 1988 by West State Inc. West State
intended to use the site for shop _repalr however that never occurred. The buildings and property
were leased in 1989 to Clydes Ferrous Metal Salvage whose office space was in the south half of
the north:Quonset hut; and Abrams Scrap Metal whose office space was in the south Quonset
hut. Scrap metals were stored in the area east of the Quonset huts. A diving and construction
company called Dutra Devine occupied the north end . of the north Quonset hut and the modular
office building near the north dock. Prior to Dutra Devine, the north -end of the north Quonset
hut was.occupied by Western Boiler Repair.

Three underground storage tanks (UST) located immediately east of Vand adjacent to the southern
Quonset hut (Figure 2-2), which were previously used by General Construction Company, were
removed from the site in 1988 immediately after the purchase of the property by West State, Inc.
(Dames & Moore 1988). Two USTs, a 20,000-gallon and a-10,000-gallon tank, stored diesel
fuel and the third, a 5,000-gallon UST, contained gasoline. A fuel pumping island was located
near the USTs by the southern Quonset hut. A fuel line also led to the dock north of the St.
Johns Bridge and may have supplied fuel for river vessels and/or been a supply line for the
USTs. Contaminated ‘soil was excavated. from the tank pits to depths of 15 to 26 feet below
ground surface (bgs). Addltlonal test pits were dug along the former route.of the product lines,
and more contaminated soil was removed. The removal project received a “No Further ‘Action”

letter from the DEQ in February 1989.

2.2.1 Previous Investigations

The site is located adjacent to River Mile (RM) 6.0, which is within a 6-mile stretch of the
Lower Willamette River where the USEPA conducted a sediment study in 1997 (USEPA 19983).
The USEPA sedlment study area, situated between the upstream ends of Sauvie Island (RM 3.5)
and Swan Island (RM 9. 5), is referred to as the Portland Harbor. This study included collection
of 187 near-shore sediment samples from either shallow (6 to 17 cm), or deep (55 to 139 cm)
sediments. Most of the samples (150) were collected from the shallow horizon. All samples
were analyzed for total metals, semi-volatile organic compounds (SVOCs), total organic carbon
(TOC), and sediment grain size. Selected samples were also analyzed for organotins
(specifically tributyltin (TBT)), pesticides, polychlorinated biphenols (PCB), chlorinated
herbicides, and chlorinated dioxins and dibenzofurans (ODEQ 1999b, USEPA 1998).

One of the subsurface sediment samples (SD055-C) was collected adjacent to the Marine
Finance site from a depth of 0 to 90 ¢m. Another shallow sediment sample (SD055) was
collected downstream, and both a shallow (SD057) and subsurface (SD057-C) sediment sample
was collected upstream of the Marine Finance site. The results exceeding the Portland Harbor
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Sediment Baseline Maximum Value included copper, lead, mercury, nickel, ' zinc,
2-methylnaphthalene, benzoic acid, carbazole, dibenzofuran, total low molecular weight
polycyclic aromatic hydrocarbons (LPAHs), total high molecular weight polycyclic aromatic
hydrocarbons (HPAHs), and TOC (Table 2-1). The Marine Finance sample exceeded baseline
values for 12 analytes, while the two upstream samples (SD057 and SD057-C) exceeded baseline
values for two and four analytes, respectively. The downstream sample did not exceed the
baseline values for ‘ar'xy of the analytes (ODEQ i999b). The two nearby upstream sites which are
currently undergoing cleanup are the U.S. Moorings Site, and the Gasco Site (ODEQ 1999b).

The Level One (Phase One) Environmental Property Assessment Report (PBSE 1993) referenced
in Section 2.2 was updated in 2000 (PBSE 2000). The 1993 report found that various items
stored in the yard presented potential sources of contamination, such as empty drums taken in as
salvage which once contained hazardous material, as well as electrical transformers and metal
shavings. The report recommended that a visual assessment be conducted in the storage- yard
after Abrams Scrap Metal vacated the site to determine whether any hazardous materials may
have been released on the property. The 2000 report stated that the bulk of the scrap metal in the
yard had been removed, but that a large number of small pieces of plastic and metal were present
within the surface soils of the former metal salvage storage yard.

2.2.2 VISTA Site Assessment Report

A Site Assessment report was ordered from VISTA Information Solutions, Inc (Vista
Information Solutions, Inc. (VISTA) 2000). A copy of the report is included in Appendix B. A
VISTA Site Assessment Report is a service which, given a property address, summarizes the
possible sources of waste near a given site. The VISTA report for the Marine Finance site
identified any nearby National Priority List (NPL) sites, Resource Conservation and Recovery
Act (RCRA) Corrective Action and‘assvociated Treatment, Storage and Disposal (TSD) facilities;
State Equivalent Comprehensive Environmental Response, Compensation, and Liability Act
Information System (CERCLIS) sites, sites currently or formerly under review by USEPA,
RCRA permitted TSD facilities, Leaking Underground Storage Tanks (LUST), sites permitted as
solid waste landfills, incinerators, or transfer stations; registered USTs, Emergency Response
Notification System spills (ERNS), RCRA registered small and large generators of hazardous
waste, and the State spills list.

One LUST site within %-% mile of Marine Finance is a heating oil tank (HOT) owned by
J. llias, and is listed as having been closed in 1998. Three other sites were identified, but have
no information regarding the type of LUST, are located on the opposite side of the Lower
Willamette River, and are listed as having been closed in 1989 or 1990: Riverside Lumber
Company, Stenno Carbon Company, and BBS Property.
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There is one UST site comprising three USTs listed within 1/8-mile of Marine Finance, which are
presumably the three USTs formerly present at the Marine Finance site. The Vista Report lists
the USTs as owned by REH, Inc., although the site was owned by West State, Inc. at the time of
the tank closure and no other reference to REH, Inc. has been identified. The. tank status of all

three tanks is listed as closed.

The three USTs were removed and soil samples collected (Dames & Moore 1988). The soil
confirmation samples collected from the UST excavations showed total petroleum hydrocarbon
(TPH) concentrations below tanks 1 and 2, which each stored diesel fuel, of 5900 parts per
million (ppm) -and 2200 ppm respectively. The clean up standards in effect at the time were
applled on a case-by-case basis and therefore a “clean up” criteria of 100 to.1,500 ppm TPH.in
the soils was suggested by the DEQ for the site. Contaminated soils were removed from the
UST locations until TPH levels in the soil were acceptable to the DEQ.. On 17 February 1989
DEQ issued a No Further Action Letter to West States, Inc. (PBSE, 1993). -

The VISTA report also indicates that there are three sites within 1/8-mlle and another three sites
within Y - Y mile of the Marine Finance site Wthh are on the State Equxvalent CERCLIS list
(DEQs Envnronmental Cleanup Site Information (ECSI)) The three sites located within
Va-Y2 mile: City of Portland Bureau of Environmental Services (BES) Water Pollution Control
Laboratory, Mar Com Incorporated, and Crawford Street Corporation are located on the opposite
side of the Lower Willamette River. The sites located within 1/8-mile of the site are Marine
Finance Corporation, Transloader International Company, and the Doane Lake Study Area.

2.2.3 Historical Aerial Photographs

Historical aerial photographs were obtained from the Oregon Department of Transpo'rtat_ion
(ODOT) and the USACE (Appendix A). Photographs available from ODOT were taken in:
1958, 1966, 1971, 1981, and 1993. Photographs available from USACE were taken in: 1936,
1940, 1957, 1961, 1972, 1980, 1991, and 1998.

Logging operations- adjacent to the site on the Willamette River are visible in the aerial
photographs from 1936, 1940, 1957, 1958, 1961 and 1966. Scrap metal operatlons are visible
east of the Quonset huts in the aerial photographs from 1972 and 1993 (Appendlx A). The parcel
to the northwest of the site was used as some type of storage in the 1980, 1981 and 1991 aerial
photographs. Based on inspection of the aerial photographs, the following observations were
made regarding changes to the Marine Finance site in addition to those reported in Section 2.2.1:

« In 1936, the rectangular building south of the bridge, which ‘was used by Jacobsen
Construction Company and later General Construction, was already present and the edge of
the Willamette River was almost up to the railroad track. Logging operations were present
on the water both south and north of the bridge. Various floating structures are present on
the water.

‘ Page 2-6 07/05/00
I:\oregndeq\05 V82200\common\PA-SI\Marine Finance XPA Work Plan.doc

AAC002199



o In 1940, the edge of the Willamette River is significantly further away from the raiquad
track. It is difficult to tell if this change is solely due to a lower water level in the
Willamette river, or to landfilling, or both. Logging operations and varlous floating
structures are still present on the water.

o By 1957, numerous structures have been added to the site. These include the two Quonset
huts and several smaller structures in the yard area. A large boat and two crane barges are
present in the area south of the bridge. The 1958 and 1961 photos show much the same
operations.

» In 1966, there are no boats or barges present in the area south of the bridge, but the area is
occupied by floating: logs. Some of the smaller structures in the yard area have been
removed as well as the original rectangular building present in the 1936 photo (the
warehouse used by Jacobsen Construction Company and General Construction). The
warehouse was demolished in 1965 as noted in Section 2.2. There is also significant earth
movmg takmg place in the yard area and along the shoreline.

o In 1971, virtually no water operations are present at the site. The foundation area of the
former warehouse building is used as a storage area. The yard area is relatively clear other
than a few piles of material north of the bridge, across from the north Quonset hut.

+ By 1972, the site has significantly changed. The yard area has. been leveled, the shoreline
has been extended, and rip rap has been added for stabilization. Numerous piles of material
are located throughout the yard area underneath and to the north of the bridge: The indented
shoreline south of the bridge near the present-day Hendren Tow Boat has been straightenied.

» - In 1980, the yard area is clear again and there is a significant boat/barge operation south of
the bridge. Also, the formerly unused area to the north of the Marine Finance site is used
for material storage. There is a driveway directly between the two operations.

o In 1981, numerous boats and crane barges are present in the water the yard area has some
: matenal storage, and the adJacent property to the north is still used as a storage area.

« By 1993, the site has several large barges and the yard area is used for storage. The adjacent
~ property to the north does not appear to be occupied. The floating “island” operatlons used
by Hendren Tow Boats is established.

«. In 1998, numerous buildings have been added to the site in the yard area and alohg the
water.

2.2.4 Site Reconnaissance

John Zimmerman of Jacobs Engineering Group Inc. (Jacobs) performed a site reconnaissance at
the Marine Finance site with Rodney Struck of DEQ on 22 March 2000.. The following site
information was noted:

+ Limitations imposed by physical obstructions that may hinder field activities;
« Presence of overhead utilities;
+ Evidence of past contaminant releases; and

+ Possible pathways for contaminant release and migration.
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Jacobs/DEQ personnel met with Marine Finance representatlves on Wednesday, 22 March 2000

‘to obtain’ information about past and current hazardous materral handlmg practrces and any
‘knowledge they may have regarding past ‘releases. Limited hlStOl‘lc mformation was provrded by
| Marine Finance personnel. During site reconnaissance, Jacobs/DEQ personnel were escorted by
Marme Fmance site property manager Mike Wllliams and site manager Darrel Andrews.

During the, site reconnaissance visit the following general observations were made:

« A seep was observed in the northern portion of the site, near the former ferry landing. The
- seep einerges from the ground and creates a small area with standing water approximately

© 21073 feet across. Discarded carboys, miscellaneous materials, and soil staining were noted
~ in the area upgradient of the seep. : :

« A pipe was observed dischargmg water in the area near the former ferry landing. The pipe
is believed to capture infiltrated water from the northern portion of the site as well as the
property to the north ‘of Marine Finance.  Poor housekeeping and soil staining were noted in
the ‘area believed to be dramed by this- plpe Historic material storage has occurred in the
area as well. v « » :

« . Surface soil staining was observed in-several areas of the yard. The color of the staining
- ranged from dark gray to brown-in areas from as little as ‘1 square foot up to 20 square feet.

. A stained area was also observed to the east of the north Quonset hut.
« Numerous apparently abandoned drums and other containers were observed in several
collection areas on the property. - The largest collections of containers were observed in the
~ southern portion of ‘the site. Some' containers appeared to be leaking, but no labels
identified the potential contents. Miscellaneous ‘materials storage was noted near the
southwest corner of the property outside of the security fence. This area has been identified

as a popular dumping area (PBSE 1993).

o Surface markers for a buried petroleum pipeline were found adjacent and parallel to the
access road west of the Burlington-Northern Railroad tracks outside of the property security
fence. The pipeline is a high-pressure line buried 40-inches bgs and used for both gasoline
and diesel fuels. It is owned by Olympia Pipeline Company of Renton, Washington. Leaks
from this pipeline would be readily apparent because it is under high-pressure (PBSE 1993).

2.3 REGULATORY HISTORY

Four regulated actions associated with the site are known: (1) removal of the three USTs as
discussed in Section 2.2; (2) one time disposal of abandoned paint waste; (3) a USCG spill
‘report; and (4) a DEQ Strategy Recommendation. Information available for these activities

includes:

« In 1988, the three USTs were decommissioned as discussed in Section 2.2.

«  One time disposal of abandoned paint waste from a “dumping area” dated 20 March 1997 is
reported, but the site’s 1997 hazardous waste generator Annual Report indicates that the
facility no longer generates hazardous waste (PBSE 2000).
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 InaJanuary 1998 spill report, the USCG observed numerous drums of oily rags, antifreeze,
etc.; with housekeeping and storage concerns at the Hendren Tow Boat site (PBSE 2000).

« DEQ issued a Strategy Recommendation on September 27, 1999. On January.25, 2000
DEQ issued a letter to Mr. Doug Watson of Astoria Metals Corporation giving notice of its
intention to perform a PA at the Marine Finance site (PBSE 2000).

2.4 SITE TOPOGRAPHY

The Marine Finance site is located on the western bank of the Willamette River. The property is
flat to gently sloping toward the river. An embankment with rip rap drops sharply to the water
approximately 20 feet from the river edge. A gully is located in the northeast corner of the site.
The offsite area to the west of the site slopes up steeply toward St. Helens Road and beyond to a
small housing community west of the site. As noted in Section 2.2, fill material, rip rap, and
land contouring have changed the original topography of the site, but all stormwater runoff has
flowed and continues to flow toward the river. The actively used areas of the site have limited

vegetative cover and mostly comprise road base materials. The offsite areas are well vegetated.

2.5 GEOLOGY AND HYDROGEOLOGY

The Marine Finance site is constructed on what is likely a combination of fill material and
natural terrace deposits created by the Willamette River. Fill material has been noted to a depth
of approximately 23 feet bgs in the area east of the Quonset huts (Dames & Moore 1988). The
terrace deposits overlie alluvium of the Willamette River basin unconformably. Both of these
deposits are of Pleistocene age and are composed of indistinguishable unconsolidated stratified
sand and silt. The sand ranges from very coarse to very fine, but is predominantly fine to véry
fine (Trimble 1957). The thickness of the terrace deposits at the site is approximately 10 feet
thick while the alluvium deposits are known to have a maximum thickness of 100 feet
(Trimble 1957) . Columbia River basalts are believed to underlie these alluvial deposits at
various depths near the site. Lacustrine deposits consisting of unconsolidated boulders, gravels,
sand, and silt with a thickness on the order of hundreds of feet lie beneath the alluvium deposits.
The Pliocene Troutdale formation typically underlies the alluvial deposits in the region and
consists of conglomerate, sandstone, shale, énd mudstone. The thickness of the Troutdale

formation ranges from zero to more than 1,100 feet.

Comparison of aerial photographs from 1938 and 1940 and from 1961 and 1972 indicates that a
significant amount of fill material had been added to the site during both of these periods. As
noted in Section 2.2, the USACE has no record of dredge material from the Willamette River
being used as fill material onsite, indicating that the fill material was likely obtained from private

dredging operations or another offsite source.

Page 2-9 07/05/00

I\oregndeq\05V82200\common\PA-SI\Marine Finance XPA Work Plan.doc

AAC002202



Based on static water levels reported in nearby monitoring wells and geotechnical holes, e
groundwater is expected to be encountered between 20 and 25 feet bgs (Oregon Water Resources }
Department 1999). ' £
2.6 GROUNDWATER WELLS AND WATER USE . s
- The Oregon Water Resources Department’s GRID database was accessed .to determine the ’
locations of groundwater monitoring and water supply wells within the same Township, Range 3
a.nd Section as Marine Finance. Matin_e Finance is located i‘n the east half of Section 11, : i
Township IN, Range 1W, but the search area included all of Section 11 (Appendix C). -
Fifty-two wells were identified within the one square mile search area. Thirty-seven of the wells &
are listed as “g"eotechn_ical”, 12 of the wells are listed as “monitoring”, and 3 are listed as “water 73
supply”. Only 2 water supply wells are active- because one well is listed as abandoned. L

Domestic well owners include (b) (6) (well address unavailable) and (b) (6) at
(b) (6) which is located approximately (b) (6) of the site. '“
Owners and the number of geotechnical and monitoring wells listed for each owner include: L3
Mobil Oil (37), Time Oil (5), Olympic Pipeline (5), the City of Portland (2) and Wacker -
Siltronix. None of the wells are located downgradient of the site. ]
1
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3.0 SOURCE AREAS AND WASTE CHARACTERISTICS

Potential and documented sources that may have affected surface and subsurface soils, sediment,
surface water or groundwater quality at the site are presented in this section. Waste
characteristics associated with those site sources are discussed with regard to the potential to
affect sediments adjacent to the site in the Willamette River, as well as soils and groundwater at
the site that may effect these sediments. '

The following areas could be sources of contamination and most will be investigated during the
XPA. However, several areas of orphan drum and materials storage, stained soil and stressed
vegetation, areas with poor housekeeping, and other potentié_lly qﬁestionable areas are not
included within the scope of this XPA but may require invesﬁgation in the future. The areas
with the greatest likelihood of impact to the Willamette River are prioritized for investigation as
indicated. in Section 5.0.

3.1 ONSITE SOURCES

3.1.1 Former Underground Storage Tanks and Piping .

The tank remediation investigation associated with the underground storage tank removal was
conducted in a manner consistent with standard practices at the time. However, the USTs and
associated piping may have adversely affected the subsurface soil or groundwater in locations
not detected dur‘ing the tank remediation investigation. Only limited sampling was performed to
clean-close the USTs under an ad hoc determination as discussed in Section 2.2.1. Also, the data
from the sampling was not available for review and/or validation to assess the data quality and
usability. Hazardous substances potentially associated with this source area include diesel and
gasoline stored in the former USTs.

3.1.2 Hendren Tow Boat Operations Area

Hendren operates and maintains a fleet of tow boats from their floating dock on the south end of
the site. Hendren’s office is also located on the floating dock. The nature of the operation
indicates. that a number of lubricants, fuels, hydraulic oils, anti-freeze, paints and antifoulant
biocide paints, solvents, and other maintenance materials, may be used and might be stored on
the floating dock. This was reflected at least in part by the January 1998 spill report of the
USCG inspection and the March 2000 site visit. The abandoned drums and other containers
observed on the southern portion of the site could also belong to the tow boat operation, although
ownership and responsibility for these materials is not known. The area of the former warehouse
is also a potential source area because material storage on the foundation was noted on the aerial
photographs (Appendix A). The foundation of this building may still periodically serve as a
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storage area. Therefore, the contaminants of interest in this are primarily petroleum and
solvents, but could also include paints, TBT, metals, and herbicides associated with the site.

3.1.3 Scrap Metal Operations

At least two scrap metal salvage companies have operated at the site as discussed in Section 2.2.
Both ferrous and non-ferrous scrap metals were stored in the yard area. The types of salvage
materials stored onsite included steel tanks and other vessels, heavy equipment and other
machinery, metal shavings and scraps, and empty steel drums (PBSE 1993). Some of the empty
drums were labeled for waste oil, pesticides, and lubricating oils. Abrams Scrap Metal Company
received scrap electrical transformers from Bonneville Power Administration (BPA), although
Abrams reportedly received documentation from BPA that all of the transformers had been
drained of fluid and contained no PCBs. Other salvaging operations are evident from the 1972
aerial photograph (Appendix A). Areas of soil staining were also noted during the site visit.
Therefore, contaminants of interest in this area are primarily metals, but petroleum, solvents,

herbicides, and PCB are also possible.

3.1.4 Operations In and Around Quonset Huts

The Quonset huts have been used for a wide variety of businesses since they were built which
presents the possibility of illegal disposal of wastes based on general industry practices during
the period. Some evidence of surface soil staining, drum storage, and poor housekeeping was
observed during the site reconnaissance in March of 2000. Contaminants of interest based on the
limited information available for the general industrial use of the Quonset huts include
petroleum, solvents, herbicides, and PCB.

3.1.5 Mark Even Construction Dock Area

The houseboat construction operations and former uses in this area are a potential source due to
the construction debris, paints/antifoulant biocide paints, stains, waterproofing agents, and other
materials which may have been disposed of or released in the Willamette River or on ground
surface. Contaminants of interest include petroleum distillates associated with paints and stains,
organotins associated with antifoulant biocide paints, solvents used as thinners and for clean-up,
and metals from waste fasteners. TOC in the sediments near this dock may be elevated from

scrap wood and sawdust from historic construction activities and former logging operations.

3.1.6 Miscellaneous Drum and Materials Storage Areas

Several drum storage areas were noted during the site visit in March of 2000. Two primary drum

storage areas were noted south of the bridge and historic aerial photographs indicate storage on
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the foundation of the former warehouse. Several orphan drum and materials storage or dumping

sites were also noted during the site visit, such as the area outside of the fenced perimeter used
by ODOT for materials storage and other unsecured areas where unauthorized disposal is
possible. Contents of the drums and the type of materials stored are unknown, but the
contaminants of interest are those historically associated with operations at the site, including

- petroleum, solvents, and herbicides. The full spectrum of contaminants is possible because some

locations are not secured and any type of waste could have been disposed of.

3.1.7 Seep and Drainage Pipe

The seep and drainage pipe, which are both located in the northern portion of the site, may be
venting contaminated groundwater from an upgradient area where orphan drums and soil
staining were noted during the site visit. Contents of the containers and the cause of the soil
staining are unknown, but the contaminants of interest are those hazardous substances associated
with operations at the site including petroleum, paints and solvents, herbicides, and PCB.

3.2 OFFSITE SOURCES

Aerial photographs of the site and the surrounding areas back to 1936 have been examined for
evidence of offsite sources of contamination that may have contributed to any contamination that
may be found on the site as discussed in Section 2.2. Additionally, the Vista report was
reviewed as discussed in Section 2.2.2 for sources of contamination near the site. No offsite
sources have been identified through this review.

However, upstream sources of contamination in the Willamette River may exist as the upstream
area is industrialized.
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4.0 PATHWAYS OF EXPOSURE

This section identifies and evaluates contaminant migration pathways and the potentially
affected media. The potential and documented sources identified in Section 3.0 are evaluated to
determine whether pathways of exposure exist for each source. Potentially affected media
include Willamette River sediment and surface water, groundwater, and soil. Potential
contaminant migration pathways include groundwater discharge, storm water discharge, direct
release, volatilization, and dust entrainment. .

4.1 GROUNDWATER PATHWAY OF EXPOSURE

Contaminants of interest, including petroleum, oils, and lubricants (POL), paints/antifoulant
biocide paints, stains, solvents, herbicides, PCB, and metals, fnay have been released as
discussed in Section 2.0 and leached into the groundwater. The groundwater may then transport
the contamination to other groundwater targets. '

4.1.1 Hydrogeologic Setting

The Marine Finance site is located on recent alluvium, which is comprised of silty sands,
deposited in floodplains of the Willamette and Columbia Rivers. Section 2.5 discusses site
geology- and hydrogeology in more detail. Aerial photographs, site reports, and observations
during the site visit indicate that fill material overlies native alluvial floodplain deposits at the
site. The average annual precipitation for Portland, Oregon, is 95.4 cm (37.6 inches) and the
estimated annual groundwater infiltration in the vegetated areas of the site is approximately 47 to
54 cm (18.5 to 21 inches).

Aquifers in floodplain deposits generally are unconfined and localized due to heterogeneity of
the deposits. Columbia River basalts are believed to underlie these alluvial deposits at various
depths near the site.

Groundwater is believed to flow toward the Willamette River. Most of the site is relatively flat
as discussed in Section 2.4 and is approximately 30 feet above mean sea level (amsl) at its
highest elevation. The site slopes down to the river to an elevation of approximately 20 feet
amsl. Overland surface water flow is east toward the river.

A groundwater seep or spring is located adjacent to the Willamette River shoreline near the

northern corner of the property. Water from this seep flows to the river.
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4.1.2 Groundwater Targets

Vegetation and gravel cover the majority of the site. Only the structures and the St. Johns Bridge
intercept precipitation. Groundwater is not used for domestic or industrial uses at the site; the

site uses the municipal water supply.system.

Fifty-two wells including productlon wells, monitoring wells, and geotechmcal wells, were
identified within the search area as indicated in Section 2.6. Only two active potable water
production wells were identified within a quarter mile of the site and each of the wells is

upgradient of the site.

The groundwater seep and discharge from the drainage pipe are accessible to wildlife and site

workers, but the site is fenced so that access to the public is limited.

4.1.3 Groundwater Conclusions

No analytical groundwater data are available for the site and no documented releases at the site
are known which could have impacted the groundwater. Groundwater impacts from former and
current USTs at the site have not been confirmed, but soil removal was implemented after
removal of three USTs in 1988’as discussed in Section 2.2.1 (Dames & Moore 1988).

Groundwater contamination- at the site'may have been caused by hlstorlcal incidental releases
during site operations and general site usage,- ‘including leachmg of metals from the former metal
scrap yards, releases of POL used at tenant facilities and from ‘the former USTs, releases of
paints and solvents used by tenants, improper storage or disposal of hazardous substances, and
general releases and leaching of contaminants resulting from past reports of poor housekeeping.

4.2 AIR PATHWAY OF EXPOSURE

Volatile contaminants of concern, including petroleum products and solvents, that may have
been released during past operations may volatilize to the ambient air and the soil gas. Other
contaminants may be transported with fugitive dust.

4.2.1 Physical Conditions

The only sources available to the air pathway is fugitive dust emissions particularly during
windy conditions and volatile emissions of contaminants from the soil into the soil gas and

ambient air.
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4.2.2 Air Pathway Targets

The nearest air pathway receptors, other than the site workers and site workers on adjacent
propefties, for fugitive dust and volatile emissions to the atmosphere are the private residents
west of the site. Over 100'private residences are located within a 0.5-mile radius of the site,
although the majority are located to the southwest on a bluff over 100 feet above the elevation of
the site. Approximately 400 people reside in this area assuming 4 people per household. . The
closest sensitive environment is the Willamette River adjacent to the site.

Site workers, particularly those working primarily in the structures where volatile organics in the
soil gas may vent to the structures through the foundation, are potentially air pathway receptors.
Volatilization to indoor air may be inconsequential depending on maintenance and operation of
the facilities and their foundations, including ventilation of the structures, subsurface foundation

structures, and cracks in the foundation.

4.2.3 Air Pathway Conclusions

Contaminants released at the site and residual waste, such as metal filings, may be transported
through the air pathways. Metal filings and organics may be transported offsite as fugitive dust
during windy conditions and may expose site workers: both: during windy conditions and from
entrainment by vehicle traffic. Volatile organic compounds (VOC) and SVOC emissions from
soil to the soil gas, which could be transported into the site structures and to the ambient air may
also expose site workers and nearby residents, although exposure of local residents is unlikely
because the residences are located on a bluff more than 100 feet higher than the site elevation.

4.3 DIRECT CONTACT PATHWAY OF EXPOSURE

The Marine Finance site is fenced and access is controlled, so direct contact with contaminants
of concern that may have been released during past operations is primarily limited to site
workers, future construction workers, and ecological receptors.

4.3.1 PHYSICAL CONDITIONS

The Marine Finance site is an industrial facility and is primarily covered with road-base material
and vegetation. Riprap lines most of the shoreline.

Limited habitat exists for ecological receptors because of the industrial nature of the site. The
site is secured with a cyclone type fence and access is controlled to minimize trespass. While the
Willamette River bounds the site on the northeast, riprap and active tenant use may minimize

trespass from the river.

Page 4-3 07/05/00
I\oregndeq\05V82200\common\PA-SI\Marine Finance XPA Work Plan.doc

AAC002212



4.3.2 Direct Contact Targets

The Marine Finance site is actively used by. several tenants and authorized visitors. Future
construction activities could include excavation for foundations and utilities during which utility
trench and foundation workers could potentially be exposed to subsurface contaminants throilgh
direct contact, inhalation, or incidental ingestion.. As stated above, security fencing limits

unauthorized site visits.

4.3.3 Direct Contact Conclusions

Limited habitat exists for ecological receptors because of the industrial nature of the site, but
sensitive ecological receptors exist in the Willamette River adjacent to' the site. ~Areas of
potential contamination on the ‘site may pose a direct contact risk to site workers and sensitive

ecological receptors.

4.4 SURFACE WATER AND SEDIMENT EXPOSURE PATHWAYS

 Contaminants of concern, including POL, solvents, PCB, herbicides, and metals, may have been
released as discussed in Section 2.0 and dissolved and/or eroded into the surface water that is
transported from the site. The surface water may then transport shspended contaminated solids
where it is deposited as sediment in the Willamette River. '

4.4.1 Hydroiogic Setting

The site is adjacent to the Willamette River, but the only surface water bodies on the site are a
small groundwater seep and discharge from a drainage pipe near the north corner of the property.
Surface water and stormwater drainage from the site and adjacent properties drain to the river.

The Willamette River has the potential to transport contaminants onto the site or to adjacent river
sediments from upstream sources. The facility is within the 100-year floodplain of the
Willamette River.

4.4.2 Surface Water and Sediment Targets

The site is located in an industrial area with no environmentally sensitive upland areas in the
vicinity. Recreational and subsistence fishing occur within the Lower Willamette River.
Commercial fishing is limited to a small Pacific lamprey fishery. Recreational boating, water
skiing, swimming, and beach use also occur within the Portland Harbor area.

The Lower Willamette River provides habitat for 39 fish species, including populations of wild
cutthroat trout, rainbow trout, and mountain whitefish. White sturgeon are plentiful within the
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Harbor. The Harbor is also an important migratory corridor, nursery habitét, and adult foraging
area for two runs of chinook salmon, two runs of steethead trout, and individual runs of coho and
sockeye salmon. Upper Willamette River populations of chinook and steelhead, which migrate
through the Harbor, are listed as threatened species under the Federal Endangered Species Act.

The Pacific lamprey is considered a federal species of concern.

Great blue herons, cormorants, osprey, mergansers, kingfishers, peregrine falcons, and bald
eagles routinely forage within the Harbor. The area is also part of the wintering range for the
Aleutian Canada goose. All are protected under the Migratory Bird Treaty Act. The peregrine
falcon is federally listed as an endangered species, while the Aleutian Canada goose is federally
listed as a threatened species. The bald eagle is also a threatened species, but was recently

proposed to be removed from this list.

Little data are available on the nature and extent of the benthic community within Portland
Harbor sediment. However, it is known that contamination in the benthos, which is a protected
beneficial use, can be the source of food-chain effects that radiate up to the species listed above,
including humans.

4.4.3 Surface Water and Sediment Conclusions

Past operations at the Marine Finance site may have affected sediment quality. The site has no
known stormwater outfalls discharging to the Willamette River, but stormwater runoff from the
site may provide the transport mechanism. Additionally, the discharge from the seep and from
the drainage pipe may provide a transport mechanism for upgradient groundwater and sediments.

4.4.4 Evaluation of Sediment

The Portland Harbor sediment study collected samples as discussed in Section 2.2.1. The sample
collected adjacent to the Marine Finance site reported several analytes above the Port Harbor
Sediment Baseline Maximum Value (Table 2-1). Of particular note, total LPAH and total HPAH
were each almost two orders of magnitude greater than the baseline maximum value
(Section 2.2.1, Table 2-1).
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5.0 SITE SAMPLING ACTIVITIES

The XPA will include activities to gather data to determine whether hazardous substances have
been released or threaten to be released at the Marine Finance site and have been transported to
Willamette River sediments. Activities will include collection and aﬁélysis of soil, groundwater,
surface water, and sediment samples. Samples will be collected from locations that have the
greatest potential to be impacted by contaminants of interest as indicated in Section 3.0 and from

potential migration pathways.

Site-specific conditions, including topography, visual evidence of staining, stressed vegetation,
access limitations, etc., will be evaluated and incorporated into placement of the sampling
locations while in the field. New observations or information obtained in the field may also
contribute to deviations from the projected sampling locations. Therefore, best professional
judgment in the field will be used to select the optimal sampling locatlons based on projected
sampling locations and the rationale reflected below.

As detailed below, five subsurface soil samples, 11 surface soil samples, seven groundwater
samples, two surface water samples, and 11 sediment samples will be collected at the Marine
Finance site based on the information in Section 3.0. However, samples of opportunity may also

be collected based on best professional judgment in the field.

5.1 UTILITY CLEARANCES

Underground utilities will be located and marked in the area of the exploratory DPT locations
prior to beginning the field investigation work. Jacobs will coordinate with Marine Finance and
the Oregon Utility Notification Center to: (1) review as-built dfawings of the intrusive sampling
areas; (2) perform site reconnaissance with Marine Finance representatives to determine utility
corridors and underground utility markers; (3) subcontract with a geophysical/utility clearance
subcontractor to locate and mark underground utilities; and (4) mark known and suspected
underground utilities. Finally, as a standard safety procedure, the first 5 feet of each soil
exploration will be probed using a hand auger or tile probe if possible.

5.2 DPT PROBES

Five DPT exploratory probes will be conducted to collect soil samples for chemical analysis.
Groundwater samples will be collected from each of these locations using temporary well points.
Two additional temporary well points will be advanced for a total of seven groundwater samples.
The maximum total depth to be drilled will be the lesser of either 30 feet bgs or 5 feet below first
encountered groundwater. Data generated from these explorations will be used to identify

contamination in soil and groundwater at the site.
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5.2.1 DPT Probe Locations for Subsurface Soil and Groundwater

This section briefly describes the locations of the DPT exploratory probes A detailed discussion
of the field procedures is presented in the Sampling and Analysts Program section (Sectlon 6.0)
1ncludmg exploration methods s01l and. groundwater sampling, and ﬁeld screening techniques.

Figure 5-1 illustrates the approkimate looations of the five proposed soil borings (SB-1 through
SB-5) which will also be used for collection of groundwater (GW-1 through GW-5) in addition
to GW-6 and GW-7. As indicated above, actual locations will be determined in the field based
on: (1) approximate locations represented on Figure 5- 1 using available landmarks; (2) best
professnonal judgment to select a sample location that w1ll best represent potentlal contamination
in the area; and (3) offsettmg requlred because of the presence of underground utlhtles and other
obstaoles (i.e. access limitations). Selected locatrons ‘may requlre addltlonal offsettmg if refusal
is-encountered or if inadequate sample recovery is experlenced Fmal sample locations will be
measured from two permanent landmarks and documented in the ﬁeld logbook and on the

sample collection form.

Both subsurface soil and groundwater wrll be collected from each DPT probe location indicated

-below using sample collection procedures detailed in Sectlon 6 1.

The rationale for each exploration is described below:

e SB-1/GW-1: Located south of the St. Johns Bridge in. an:active drum storage area.
Additionally, the northern end of the former warehouse was present in this area and the
foundation was used to store unknown materials. Current contents of the drums and historic
contents that may have been released from past storage are unknown but may have included
POL, solvents, and pamts/antlfoulant biocide paints for marine vessel maintenance, and
PCB from transformer storage associated with the scrap metal storage. Therefore, TPH for
diesel range organics- (DRO), VOC, SVOC, and metals will be tested .in the soil and
groundwater. PCB will also be tested in the soil.

e SB-2/GW-2: Located in the southern portion of the site where the former warehouse was
located. As noted in Section 3.0, the usage of this former warehouse is unknown, but this
area and the foundation were used for staging of miscellaneous materials after the
warehouse was removed. Historic contents that may have been released from past storage
are unknown but may have included POL, solvents, and paints/antifoulant biocide paints for
marine vessel maintenance, and PCB from transformer storage associated with the scrap
metal storage. Therefore, TPH for DRO, VOC, SVOC, and metals, will be tested in the soil
and groundwater. PCB will also be tested in the soil.

«  SB-3/GW-3: Located on the east side of the southern-most Quonset hut (the Transversal
International building) near the bay door and south of the trailer. A former 5,000- gallon
UST that stored gasoline and a former 10,000-gallon UST that stored diesel were removed
from this area in 1988. Historic use of the Quonset hut is unknown, but releases or disposal
of any hazardous substances used would likely contaminate soils immediately adjacent to
the bay door. TPH (both for gasoline range organics (GRO) and DRO), VOC, SVOC, and
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PCB will be collected from the soil and VOC and SVOC will be collected from the
groupdwater.

*  SB-4/GW-4: Located east of the southern-most Quonset hut (the Transversal International
building). A former 20,000-gallon UST that reportedly contained diesel was removed from
this area in 1988 and a fuel pipeline that transported fuel between the UST and the dock
also is located in'this area.” Only TPH for DRO will be collected from the soil and VOC and
SVOC will be collected from the groundwater at this location to determine if the UST had
released petroleum.

*  SB-5/GW-5: Located near the dock east of the Marine Finance office trailer. A fuel
pipeline transferred petroléum from the USTs near the office trailer area to the dock area to

fuel river vessels and likely was also used to transfer fuel from river tankers to the site -

USTs. Additionally, this location is downgradient of the former scrap metal storage area.
Historic contents that may have been released from past storage are unknown but may have
included POL, solvents, paints/antifoulant biocide paints for marine vessel maintenance,
and PCB from transformer storage associated with the scrap metal storage. Therefore, TPH
for DRO, VOC, SVOC, TBT, and metals will be tested in the soil. TPH for DRO, VOC,
SVOC, and metals will be tested in the groundwater.

e GW-6: Located south of the Transversal International Corporation Trailer and away from
the shore line enough to prevent obstruction from riprap and influence from the river. This
area  is downgradient of the Quonset huts and other potential contamination sources,
including -a former scrap metal and material storage area. Metals are the primary
contaminants of interest in this area, but POL and solvents may also be present. Therefore,
VOC, SVOC, and metals will be tested in the groundwater.

e GW-7: Located approximately half way between the St. Johns Bridge and the Hendren
Tow Boat Dock and away from the shore line enough to prevent obstruction from riprap
and influence from the river. As with GW-6, this area is downgradient of potential
contamination sources and is located at a potential material storage area. Therefore, VOC,
SVOC, and metals will be tested in the groundwater.

5.2.2 Exploration Depths

Groundwater is expected to be encountered at approximately 25 feet bgs. All exploratory probes
will be advanced 5 feet below first anticipated groundwater to a maximum of 30 feet bgs, or
refusal. The sample interval with the highest likelihood of contamination as discussed in Section
6.1.1 will be selected for analysis.

Groundwater samples will be collected from near the top of the aquifer upon completion of the
soil sampling if groundwater is encountered before termination of the soil boring at 30 feet bgs.

5.3 SURFACE SOIL SAMPLING

Surface soil samples will be collected from 11 locations across the site where current or past
operations are suspected to have released or be releasing hazardous substances to the

environment. Figure 5-1 illustrates the approximate locations of the surface soil sample
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locations (SS-1through SS-11). As indicated above, actual locations will be determined in the
field based on: (1) approximate locations represented on Figure 5-1 using available landmarks;
“(2) best -professional judgment to select a sample location that will- best represent ‘potential
contamination in the area; and (3) site-specific conditions. In area of obvious surface soil
contamination, samples will either be collected iﬁimediﬁtely adjacent to the contaminated area or
six inched below the stained soil. Final sample locations will ‘.bg mcaéufed from two permanent
landmarks and documented in the field logbook. and on the sample collection form.

Elght of the surface soil locations will be grab samples and the other three will be composite
- samples. Sampling procedures are presented in-Section 6.1.1. Composite samples will be used
as discussed below in areas where general material storage was documented but precise locations

can not be determined or where contamination is suspected from potential operations.
‘The rationale for each sample location is described below:

«  SS-1: Located south of the St. Johns Bridge in an active drum storage area near the location
of SB-1. Additionally, the northern end of the former warehouse was present in this area
and the foundation was later used to store unknown materials. Current contents of the

. drums and historic contents that may have been released from past storage are unknown but

" may have included POL, solvents, and paints/antifoulant biocide paints for marine vessel
maintenance, and PCB from transformer storage associated with the scrap metal storage.
Therefore, a grab-type sample within the drum storage area will be collected for analysis of
TPH for DRO, VOC, SVOC, TBT, metals, and PCB.

¢  SS-2: Located south of the St. Johns Bridge further south of SS-1 in another drum storage
‘area. Additionally, the southern end of the former warehouse was present in this area and
the foundation was later used to store unknown materials. Current contents of the drums
and historic contents that may have been released from past storage are unknown but may
have included POL, solvents, and paints/antifoulant biocide paint for marine vessel
maintenance, and PCB from transformer storage associated with the scrap metal storage.
Therefore, a grab-type sample within the drum storage area will be collected for analysis of
TPH for DRO, VOC, SVOC, TBT, metals, and PCB.

«  SS-3: Located east of the Marine Finance office trailer south of the dock in an area where
an oil stain was noted during the site visit and where scrap metal was historically stored.
The source of the oil stain is unknown, but could be POL or PCB. A grab sample will be
collected from the oil stained area for analysis of TPH for DRO, SVOC, and PCB. A
composite sample from four locations spaced on an approximate 20-foot grid will be
collected from the area of the oil stain and surrounding area of historic metal storage for
analysis of metals.

e SS-4: Located west of the dock in the area where scrap metal was historically stored. The
source and types of scrap metals stored, such as PCB containing transformers, are unknown.
Therefore, a composite sample from four locations spaced on an approximate 20-foot grid
will be collected from the area for TPH for DRO, metal and PCB analysis.

«  SS-5: Located east of the Transversal International building (southern-most Quonset hut)
adjacent to the bay door. Poor housekeeping, miscellaneous debris, and staining were noted
during the site visit. Additionally, waste material and past releases from the Quonset hut
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~may have been discharged (e.g. swept out the door or discarded), but materials used and
stored in the building are unknown. Therefore, a grab-type sample will be collected for
analy51s of TPH for DRO, SVOC, and metals.

e SS-6: Located on the east side of Blackcat Studios and the N.W. One Design. Soil stammg
- and drums were noted during the site visit. A composite sample comprising two locations
near the bay doors will be collected for analysis of TPH for DRO, SVOC, metals, and PCB.
However, the VOC sample will be collected from a single location based on. best
 professional judgment to minimize loss of volatile organics while homogenizing the
composite sample.

e SS-7: Located in the northern portion of the site near an area where carboy containers were
discarded. The content of the carboys is unknown and historic contents that may have been
released are unknown, so a grab-type sample will be collected for analysis of TPH for DRO,
VOC, SVOC, TBT, and metals.

o~ SS-8: Located outside of the perimeter fence along the access road in the southern portion
 of the site where ODOT has material stored. The site has been noted as an unauthorized
- dumping area (PBSE 1993) and public access is not restricted in this area. A grab-type
sample will be collected for analysis of TPH for DRO, VOC, SVOC PCB, and metals w1ll

be tested.

¢ SS-9 Located in the general area of the Mark Even Construction dock. A discretionary
riverbank sample will be collected to help determine additional contaminated areas based
on field observations considering potential stormwater runoff. Analysis will mclude VOC,
SVOC, TBT, and metals based on best professional judgment.

e SS-10: The location of this sample will be between the Transversal International
Corporation trailer and the pier which lies to the south, adjacent to the river. A
discretionary riverbank sample will be collected to help determine additional contaminated
areas based on field observations considering potential stormwater runoff. = Analysis will
include SVOC and metals based on best professional judgment.

o SS-11: Located south of the St. Johns Bridge adjacent to the Willamette River. A
discretionary riverbank sample will be collected to help determine additional contaminated
areas based on field observations considering potential stormwater runoff. Analysis will
include SVOC and metals based on best professional judgment.

5.4 SURFACE WATER AND SEDIMENT SAMPLING

Sediment samples will be ¢ollected from five locations in the Willamette River adjacent to the
shoreline along the length. of the Marine Finance site, which includes an upstream sample
location (SD-6) sen}ing as a background sample, and another sediment sample will be collected
from the seep area in the northern portion of the site. A surface water sample will also be
collected from the seep before the sediment sample is collected. The other surface water sample
will be collected from the drainage pipe in the northern portion of the site.

Sediment samples will be collected from the 0 — 30 cm depth in the biologically active zone at
all locations and additionally in the 30 cm to 90 ¢cm interval at each Willamette River location.

The sediment sample locations are depicted on Figure 5-1. No outfalls from the site discharge
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directly to the Willamette River, but potential site contamination could be transported to the
sediments by overland surface water flow during storm events or from operations along the
shoreline. Additionally, potential site contamination could be transported to the Willamette
River ,through the seep and/or the "drainage pipe. The sample locations in the Willamette River
are based on runoff from areas of the site where past operations may have caused releases of
hazardous substances as discussed in Section 3.0. Actual sample locations will be determined in
the field based on: (1) approximate locations represented on Figure 5-1 using available
landmarks; (2) best professional judgment to select a sample location that will best represent
potential contamination in the area; and (3) offsetting required if the sampling platform (boat)

cannot reach the location.

Except for SD-5, all sediment sampling points in the Willamette River are located appfoxiinately
50 feet from the shoreline because it is assumed that suspended solids carried in stormwater
runoff from the site would fall from suspension and be deposited as sediment at an average
distance of 50 feet. The sediment samples (SD-4 and SD-5) near the Hendren Tow Boat
operations will be located immediately downstream of the operations for assessment of potential
releases from these operations. Also, it is assumed that no significant dredging of the channel
would occur within 50 feet of the Sho_reline, so little disturbance of the sediment or re-depositing
of other sediment should result. The sediment sample from the seep will be collected within the

seep pool itself.

Sediment samples will be tested for TPH for DRO, TPH for hydrocarbon identification (HCID),
SVOC, TBT, and metals. PCB will also be tested at most locations. Sediment samples from the
Willamette River will also include TOC, total solids and grain size, and water content. Surface
water samples will be tested for VOC, SVOC, and metals. Concentrations will be compared
with baseline values in the Portland Harbor Sediment Management Plan. The rationale for each

location is described below:

«  SD-1/SW-1: Located in the seep pool in the northern portion of the site northwest of Mark
Even Construction. Both a surface water and a sediment sample will be collected from the
seep to determine if potential contaminants from the upgradient areas are being transported
to the seep and potentially to the Willamette River. As indicated in Section 3.0, general
disposal, including carboys, was noted in the upgradient areas, but the contents and
potential historic releases in the area are unknown. Potential contaminants are POL,
solvents from painting operations, paints and antifoulant biocide paints, herbicides, PCB,
and metals from drums and scrap metal storage. TPH for DRO, TPH for hydrocarbon
identification (HCID), SVOC, TBT, PCB, metals, TOC, total solids, grain size, and water
content will be tested in the sediment. The surface water sample will be analyzed for VOC,
SVOC, and metals.

e  SD-2: Located northwest and downstream of the Mark Even Construction dock (north
dock) in an area where runoff from the site would accumulate. As indicated in Section 3.0,
previous operations and the current Mark Even Construction operation potentially uses latex
and oil-based paints, stains, antifoulant biocide paints, paint thinner, and related materials.
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Historic use of the north-dock is unknown and therefore the potential historic releases are
also unknown. Further, general disposal, including carboys, was noted in the upgradient
areas, but the contents and potential historic releases in the area are unknown. Potential
contaminants are POL, solVent_s from painting operations, paints and antifoulant biocide
paints, PCB, and metals from drums and scrap metal storage. This location will be used to
determine if contaminants have been transported from the site, and specifically operations
at the north dock, have contaminated the sediments in the Willamette River. TPH for DRO,
TPH (HCID), SVOC, TBT, metals, TOC, total solids, grain size, and water content will be
tested.

e SD-3:- Located north and downstream of the middle dock which is currently unused.
Historic operations at the middle dock are unknown, but the upgradient area was used for
scrap metal storage and an abandoned fuel line terminated adjacent to the dock. Therefore,
it is inferred from the abandoned fuel line, adjacent scrap metal storage, and the central
location of the dock en the Marine Finance site that the dock was previously used at a
minimum for transfer of scrap metal to and from water vessels; the dock was also likely
used to supply fuel from river tankers to the three USTs onsite and/or supply fuel to boats.
It is also possible that other materials potentially associated with the site, such - as
transformers (PCB), solvents, and paints, may have been transferred to and from the site on
this dock. Therefore, this location will be used to determine if POL, antifoulant biocide
paints, PCB, or metals carried from the site, and specifically operations occurring at the
middle dock, have contaminated the sediments in the Willamette River. TPH for DRO,
TPH (HCID), SVOC, TBT, metals, PCB, TOC, total solids, grain size, and water content
will be performed on the sediment.

e  SD-4: Located north and downstream of the Hendren Tow Boat operations. As indicated in
Section 3.0, the Hendren Tow Boat operations use POL, solvents, and likely incidental paint
and associated products. Historic use of the dock is uncertain. Upgradient land use
currently includes drum storage. The former warehouse was located upgradient and its
foundation was later used to store materials. This location will therefore be used to
determine if POL, antifoulant biocide paint, PCB, or metals carried from the site, and
specifically operations occurring at the middle dock, have contaminated the sediments in
the Willamette River. TPH for DRO, TPH (HCID), SVOC, TBT, PCB, metals, TOC, total
solids, grain size, and water content will be tested.

e SD-5: Located north of, in the center of, and downstream of the Hendren Tow Boat
operations. As with SD-4, this location will therefore be used to determine if POL,
antifoulant biocide paint, herbicides, PCB, or metals carried from the site, and specifically
operations occurring at the middle dock, have contaminated the sediments in the Willamette
River. TPH for DRO, TPH (HCID), SVOC, TBT, PCB, metals, TOC, total solids, grain
size, and water content will be performed on the sediment.

e  SD-6: Located approximately 100 feet upstream of the Hendren Tow Boat operations as a
baseline sample for the Marine Finance site. TPH for DRO, TPH (HCID), SVOC, TBT,
PCB, metals, TOC, total solids, grain size, and water content will be tested.

Limited surface water is available on the site, notwithstanding the Willamette River. A seep is
located near the north corner of the property adjacent to the shoreline, so a surface water sample
will be collected to determine if the water discharging and migrating to the river shows any

indicates of contamination from the site (see above for co-located sediment location SD-1). A
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dramage plpe is also located on the niorth side of the site that apparently de-waters a low-lying
saturated area to the north of the srte (i.e. on the ad_lacent property to the north) The water from
thrs dramage pipe dlscharges and migrates across the site near the seep Therefore a surface
water: sample location SW-2, will be collected if the dramage pipe. is flowing to determine
whether any mdlcatrons of contamination are present and leaving the site. - As indicated in
Sectlon 3.0, general drsposal 1ncludmg carboys, was noted in the upgradlent areas, ‘but the
contents and potentlal historic releases. in the area are unknown. Potential contammants are
POL, solvents from pamtmg operations, paints and -antifoulant biocide pamts PCB, and metals
from drums and scrap metal storage. Both surface water. samples w1ll be sampled for VOC,

SVOC, and metals._

Finally;.a sdrfacerwater_..sample of »opporturrity will be collecté_d and analyzed for VOC, SVOC,
and-metals if runoff is discovered or encountered: during any storm event. Best professional
j'ud_grhent will be-used to select a sample location that will best represent potential contamination

in the area. -
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6.0 SAMPLING AND ANALYSIS PROGRAM

This section includes the field sampling plan, which describes the sampling procedures and
analytical methods to be used for the samples collected from locations indicated in Section 5.0.
Decontamination procedures and handling of IDW are also included.

6.1 FIELD AND SAMPLING PROCEDURES |

The following describes collection procedures for soil, groundwater, surface water, and sediment
samples.

6.1.1 Collection of Soil Samples

Both surface and subsurface soil samples will be collected at the site from the locations
described in Section 5.0 and as depicted on Figure 5-1. Analyses required at each location are

‘discussed in Section 6.4 and defined in Table 6-1.

Subsurface Soil Sampling Procedure

The subsurface soil sampling procedure involves driving a 1-inch (large bore) or 2-inch diameter
(macro core), 2-foot or 4-foot-long, push probe sampler ‘equipped with a polyvinyl chioride
(PVC) or acetate liner or equivalent to the desired depth using a combination of hydraulic

~ pressure and mechanical hammer blows. The specific type of sampler will be-selected based on

site conditions. A concrete coring machine may be required to remove concrete from some
sample locations to allow drilling such as near the former warehouse. The DPT rig will be
operated by an Oregon licensed driller. When the sampling depth is reached, the pin attaching
the sampler’s tip is released which allows the tip to slide up inside the sampler. The sampler is
then driven another 2 or 4 feet (the length of the sampler) to collect a soil core and is withdrawn
from the exploration. |

All subsurface soil sample probes will be advanced 5 feet below groundwater to a maximum
depth of 30 feet bgs. If refusal is met above a depth of 15 feet bgs, the borehole will be offset
and sample aliquots collected starting at the depth of the refusal. Offsetting and additional

" borehole advancement will not be required if refusal is met after groundwater is intercepted.

The sampler is opened upon retrieval from the borehole and the liner with the soil core is
removed. The sample interval will be labeled on the liner and an aliquot placed in a resealable
plastic bag also labeled with the sample interval. Vapor measurements will be made on the soil
using a photoionization detector (PID) equipped with a 10.6 electron-volt (eV) probe to screen
for VOCs. Approximately 100 grams of soil will be placed in a re-sealable plastic bag labeled
with the soil core interval and inverted several times then placed out of direct sunlight to reach
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equilibrium. After at least 5 minutes, the headspace-in the bag will be monitored with the PID.
This examination will be conducted on each soil core interval. Sample cores will be collected
continuously for - lithologic logging purposes using -the: Unified Soil Classification System
(USCS), and for screening of the entire bore for evidence of contamination (i:e. PID screening
and observation of olfactory and visual indications). The soil core interval with the highest-PID
reading or the most contaminated interval based on visual, olfactory, and/or best professional
judgment will be collected in appropriate samplé containers for submission for analytical testing.

Surface Soil Sampling Procedures

Surface coverings, such as vegetation, debris, rocks, and obvious contamination (e.g. stained
soil) will be removed using a decontaminated stainless steel trowel or spoon to expose the
underlying soil. Any VOC sample will be collected immediately to minimize the loss of
volatiles in compliance with extraction method SW5035. The surface soil mterval which is

~ from the ground surface to approximately 6-inches bgs, w1ll be selected based on the area closest
to the surface in which a sample can be collected without significant interference from
vegetation, debris, rocks, and obvious contamination. Vegetation, debris, and rocks will be
removed from the sample aliquot to the extent practicable.

Composite samples will be collected .frpm locations SS-3, SS-4, and SS-6. Locations SS;B and
SS-4 are located in the former scrap metal storage area, but the precise' location of metal stofage
is-uncertain. Therefore, composite samples will be collected from 4 points spaced approxnmately
25 feet apart at each location to improve the likelihood of capturmg a point where scrap metal
had previously been stored. It is assumed that an access aisle for scrap metal moving equipment
would be approximately 25 feet wide. Therefore, a grid with 25-foot spacing will be established
around the sample location. A sample aliquot measuring approximately one-half of the total
volume required will be collected from each of the four corners of the gri‘d after surface
coverings, such as vegetation, debris, and rocks, are removed to expose the underlying soil. The
sample will be homogenized in a stainless steel mixing bowl and then transferred to the sample
containers. The sample for VOC analysis, however, will be collected as a grab sample from a
single point at SS-3 and SS-4 which will be selected based on best professional judgment.

Location SS-6 comprises a total of 2 points to the east of the north Quonset hut near areas of soil
staining. A sample aliquot measuring approximately one-half of the total volume required will
be collected from each of the locations after surface coverings, such as vegetation, debris, rocks,
and visible staining are removed to expose the underlying soil. Selection of the locations will be
based on best professional judgment using indication such as soil staining, stressed vegetation,
and other indications of likely discharges. The sample will be homogenized in a stainless steel
mixing bowl and then transferred to the sample containers. The sample for VOC analysis,
however, will be collected as a grab sample from a single point at SS-6 which will be selected

based on best professional judgment.
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QA/QC Soil Samples

For QA/QC purposes, duplicate samples will be collected at a rate of 5 percent, or one in every
20 samples. Therefore, one duplicate soil sample will be collected. Subsurface soil duplicates
will be collected by splitting a subsurface soil core in half longitudinally at a sampling interval to
create two samples collected from the same depth. Surface soil duplicates will be collected by
alternating collection of surface soil between the containers for the environmental and duplicate
samples. Matrix spike/matrix spike duplicate (MS/MSD) samples will be collected at a rate of 5
percent, or one in every 20 samples. Therefore, one MS and one MSD soil sample will be
collected for selected analyses. No equipment rinsates will be collected.

6.1.2 Collection of Groundwater Grab Samples

Groundwater grab samples will be collected from the borehole locations (Figure 5-1) and
analyzed as discussed in Section 6.4 and defined in Table 6-1. Upon completion of the probe to
approximately 3 feet below the water surface, the drill string will be removed and re-fitted with a
temporary well point. Polyethylene tubing will be attached to the well point and threaded
through the drill string during advancement. After reaching the total depth, the well point will be
driven an additional 2 feet into native soil.

DPT probes will be advanced until groundwater is reached. Discretion and the judgment of the
DPT driller will be used to determine if a groundwater sample is not able to be collected due to
repeated refusal. o

Each temporary well point will be purged of three hole volumes using a hand operated inertia
pump prior to sampling if possible. The depth of the boring, the approximate depth to water, the
calculated casing volume, and the actual volume of water purged will be documented in the field
logbook and on the sample collection form. If the well purges dry, the purging will be
considered complete. If the well is purged dry, it will be allowed to recover to at least 50% of its
original volume before sampling is performed. The wells will be purged using a hand operated
inertia pump. '

After purging, groundwater samples will be collected using the same methodology used for
purging. The pumping rate will be slowed to avoid agitation of the water and off gassing of
VOCs. VOC samples will be collected first and then SVOCs and remaining analyses.

QA/QC Groundwater Samples

For QA/QC purposes, duplicate samples will be collected at a rate of 5 percent, or one in every
20 samples sample for chemical analysis. Therefore, one duplicate groundwater sample will be
collected. Duplicate samples will be collected by alternating the filling of environmental and
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duplicate sample containers. MS/MSD and equipment rinsate samples will not be collected for
analysis because these groundwater data are considered screening level data.

6.1.3 Sediment Sampling

Shallow sediment samples from the biologically active zone less than 30 cm below the sediment
and water interface will be collected using -an .Ekman Dredge™, gravity coring, or equivalent
bottom dredge sampling method from ‘a boat to retrieve sediment from the Willamette River.
The 30 cm to 90 cm interval below the sediment and ‘water interface from the Willamette River

sediments will be collected using a gravity corer.

With the exception of SD-5, all sediment samples from the Willamette River will be collected
from approximately 25 feet from shore as indicated in Section 5.4. - SD-5 ‘will be collected
between SD-4 and the shore immediately downstream .of the Hendren Tow Boat operatxons A
subcontractor which operates a licensed and insured boat compliant with all U.S. Coast Guard
(USCG) requirements will perform the sediment sampling, but Jacobs will collect, control, and

document all samples.

A differential global positioning monitoring system will be used to- determme the sample
collection location to a horizontal accuracy of within 3 meters. Each samplmg location will be
tied to the North American Vertical Datum NAVD to allow conversion to latitudes and
longitudes. The boat captain will maintain the boat in the appropriate posmon or will use a
3-point anchor system to maintain the sample collection location within 3 meters. The sediment
sampler will then be lowered from the side of the boat to the bottom of the river for collection of
a sediment aliquot. The aliquot will be retrieved and immediately transferred to the appropriate
sample containers. All reasonable efforts will be made to minimize aeration or rinsing of the

sample during retrieval.

The sediment sample from the seep (SD-1) will be collected using a stainless steel trowel or
spoon from the seep pool. The sediment samples will be placed into glass sample jars for
shipment to the analytical laboratory. '

OA/QC Sediment Samples

For QA/QC purposes, duplicate samples will be collected at a rate. of 5 percent, or one in every
20 samples sample for chemical analysis. Therefore, one duplicate sediment sample will be
collected. Duplicate samples will be collected by splitting the sediment sample aliquot between
environmental and duplicate sample containers. MS/MSD samples will be collected at a rate of
5 percent, or one in every 20 samples sample for chemical analysis. Therefore, one MS and one
MSD sediment 'sample will be collected. Equipment rinsate samples will be collected once per
day to evaluate adequacy of decontamination of sample collection equipment.
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6.1.4 Surfacé Water Sambling

Surface water samples will be collected from the two locations deplcted on Figure 5-1. Analyses
required at each location are discussed in Section 6.4 and defined in Table 6-1. The surface
water sampling procedure involves collecting an aliquot of surface water discharge from the
water body or flow in a Teflon beaker The aliquot will be collected in a reasonable manner that
reduces aeration of the water to minimize offgassing of volatile organics. The aliquot will

-immediately be transferred directly to the VOC sample containers and then to containers for the

SVOCs and remaining analyses.

OA/OC Surface Water Samples

For QA/QC purposes, duplicate samples will be collected at a rate of 5 percent, or one in every
20 samples. Therefore, 1 duplicate sample will be collected from the 2 locations. Duplicates
will be collected by alternating the filling of the environmental and duplicate sample contamers

MS/MSD samples and equipment rinsates will not be collected.

6.2 ANALYSES FOR CHEMICALS OF CONCERN

A commercial analytical laboratory will be procured for performing the required chemical
analyses on the surface and subsurface soil, sediment, surface water and groundwater samples.
Samples will be analyzed on a standard turnaround time (30 calendar days). The chemicals-of-
concern at this site, as discussed in Section 3.0, are petroleum-based products used as fuel and
for lubrication, including diesel, gasoline, oils, and lubricants; paints, stains, and antifoulant
biocide paint; solvents; PCB; as well as metals stored or processed at the site as part of scrap
metal operations. Therefore, the analytical program will focus on analysis for TPH, VOCs,
SVOCs, PCB, and metals. TBT in the sediment and selected soil locations will be analyzed.

The purpose of this investigation is to determine whether hazardous substances have been
released or are threaten to be released at the Marine Finance facility and have been transported to
Willamette River sediments. The above analyses will identify the most likely contaminants from
current operations and persisting from historic operations and includes identification of
tentatively identified compounds because of the uncertainty of previous site operations and
storage. However, it is not a comprehensive list of potential contaminants of concern.
Therefore, future investigations may be required to fill data gaps pending data from this

preliminary investigation.

Soil and Sediment Samples

Table 6-1 indicates the sample analysis required for the 5 subsurface soil, 11 surface soil, and the
11 sediment samples. Most soil and sediment samples will be analyzed for diesel range organics
by NWTPH-Dx, SVOC by SW8270C, PCB by SW8082, and metals by SW6010B. Because the
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type of scrap metal stored onsite is unknown, priority pollutant metals under SW6010B will be
analyzed, 1ncludmg antimony, arsenic, beryllrum cadmium, chromium, copper, lead, mercury,
nickel, selenium, silver, thallium, and zinc.- Most soil samples will be analyzed for VOC by
SW5035l8260B however, sediment samples will not include VOC analysis. All sediment
samples and select soil samples will also be tested for TBT by the Krone method (Krone et al
1989). However chemical analyses requlred are based on the known and/or suspected historical
act1v1t1es at specxﬁc locatrons so the complete list of soil and sedlment samples and associated

'analytlcal requlrements is included in Table 6-1. Table 6-2 summarizes the number. of

environmental and quality control samples required.

The sediment samples will also include TPH (HCID) by NWTPH-HCID TOC by SW9060, total
solids and grain size by the American Society for Testing and Materials (ASTM) D422, and
water content by ASTM D2216 (ASTM 1998a and 1998b) '

' One soil sample wrll be a duplicate sample and one sample will be a double volume for matrix

spike/matrix splke duplicate (MS/MSD) QA/QC A trip blank will be submitted to the
laboratory for QA/QC purposes with each sample cooler contalmng samples for VOC analysis.

Groundwater Samgles

Groundwater samples from 7 locatrons indicated in Table 6-1 and deplcted ‘on Frgure 5-1 will be
-analyzed for VOCs (SW8260B) and SVOCs (SW8270C) Three locations will also include TPH
analysis (NWTHP-Dx) and five locations will include metals (SW6010B). ‘Because the type of
scrap metal stored onsite is unknown, priority pollutant metals under SW6010B will be analyzed.

One groundwater sample wrll be a duplrcate sample A trip blank will be submitted to the
laboratory for QA/QC purposes with each sample cooler containing samples for VOC analysis.
An equipment blank will not be collected.

6.3 SAMPLE ANALYSIS REQUIREMENTS

Table 6-2 summarizes the number of environmental (investigation) samples and field quality

control samples, including duplicates, trip blanks, and MS/MSDs, required for each analysis in
the soil, sediment, and groundwater. Table 6-1 indicates the specific sample analyses required at
each location for the media sampled. Table 6-3 indicates the requirements for sample container

specifications, number of sample containers, holding times, preservatives for each analysis.

6.4 DECONTAMINATION

To prevent cross contamination between sampling events, clean unused or dedicated sampling
equipment (e.g., groundwater sampling tubing, and containers) will be used when possible for
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each sampling event and discarded after use.’ Non-disposable items will be cleaned by washing
with detergent (Alconox) solution, rinsing with tap water, followed by a de-ionized water rinse.

6.5 INVESTIGATION DERIVED WASTE

IDW will consist of soil left over from sampling, decontamination water, purge water, and PPE.
PPE will be disposed of as solid waste.

IDW from the boreholes will be minimized because DPT will be used, but the soil cores not
selected for laboratory analysis will require disposal. IDW will be placed in a properly labeled
drum and stored on the site until the analytical results from the soil samples are available. The
drum storage location will be coordinated with Marine Finance representatives. It is anticipated
that the analytical data from the samples collected during the investigation will be sufficient to
classify the IDW for proper disposal. The drum will be left onsite for later disposal at an
unspecified time.

Decontamination and purge water will be placed in a properly labeled drum and stored on the
site. This drum will be stored adjacent to the soil drum in a location agreed to by Marine
Finance representatives. A wastewater sample will be collected from the drum for waste
characterization analysis. The drum will be left onsite for later disposal at an unspecified time.
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7.0 QUALITY ASSURANCE PLAN

The following sections describe the testing and analytical procedures for the investigation
activities to be performed for the Marine Finance XPA including data quality objectives, sample
collection and quality control procedures, analytical quality control procedures, data quality
management, and quality assurance oversight.

7.1 DATA QUALITY OBJECTIVES

The quality assurance objectives of this project are to develoﬁ and implement procedures to
provide data of known and appropriate quality. Data quality is assessed by accuracy, precision,

representativeness, completeness, and comparability.

The purpose of the Marine Finance XPA is to determine whether hazardous substances have
been released or threaten to be released at the Marine Finance facility from current or historic
operations and have been transported to Willamette River sediments. Sampling results will be
used to assess the contaminant migration pathways and exposure pathways, which were
discussed in Section 4.0, including the groundwater pathway of exposure, the air pathway of
exposure, the direct contact pathway of exposure, and the surface water and sediment pathways

of exposure.

Limited previous environmental investigations have been conducted, so this XPA will provide
the foundation for any future investigations deemed necessary. If contamination is identified,
the soil, sediment, and surface water data collected will be of sufficient quality to:

«  Assess the nature and extent of contamination at the site;
e  Assess risk to human health and the environment;

«  Assess potential injuries to natural resources, impairment of beneficial uses, and impacts to
threatened and endangered species;

«  Assess potential contribution to contamination in the Portland Harbor.

While the data quality may be of sufficient quality to meet these objectives, the XPA is not
meant to complete assessment of these potential later objectives. Therefore, the subcontracted
laboratory will compile and report the analytical results to Jacobs in format allowing
determination of data quality relative to USEPA Level III criteria. Groundwater data will only
be of screening quality due to the sample collection method and will therefore not achieve
USEPA Level I1I criteria. Data validation is discussed in Section 7.5.

Groundwater data, however, will only be screening level type data and therefore USEPA Level 1
criteria will be sufficient. These data will not be of sufficient quality to provide the same

information as the soils, sediment, and surface water. Groundwater monitoring wells may need
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to be installed in the future depending on the screening level results obtained from this study for
collection of groundwater samples to obtain data sufficient to characterize the site.

Table 7- 1 presents a summary of the analytlcal parameters to be 1nvest1gated and the requlred
quantitation limits and quantitative data quality objectives (DQ__Os)_.

7.1.1 Accuracy

Accuracy is the measure of the degree of agreement between an analytically determined value
and the true accepted value. Accuracy of the analytical procedure is measured by spiking a
blank sample with known analytes and surrogates at known concentratlons and carrying the
spiked blanks through the analyses. The blank matrix for water is, laboratory-pure water; the
blank matrix for soils or sediments for organic analyses is Ottawa sand or other soil or sand that

is well characterized.

7.1.2 Precrsuon

Precision of the data is a measure of the variability when repetrtlve measurements are taken on
the same sample. For duplicate measurements, precrsron can be expressed as the relative percent
difference (RPD). The field duplicate will be carried through the entire analytical procedure.
For organic analyses, precision is measured through the preparation and analysis of a matrix
spike.. The level of ‘effort for precision measurements will be a minimum of one sample in
20 samples or one per batch. ‘

7.1.3 Representativeness

Representativeness is an unquantified QC criterion. Itisa qualrtatlve measure of the similarity
of results for different samples so that confidence may be established that the data set truly
represents the site. Representativeness is reflected through the degree of agreement among field
duplicate samples, the formation of patterns of concentrations spatially, and the consistency of

seeing specific analytes.

7.1.4 Completeness

-Completeness from the analytical perspective is the ratio of the valid results obtained to the total
number of results expected. For multi-analyte methods, a completeness factor may be applied to
each sample. The completeness factor is a measure of the fraction of valid results for a single

sample.
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7.1.5 Comparability

‘Comparability is another unquantified QC criterion. Qualitatively, comparability is a measure of

the uniformity and consistency of applying sampling and analytical methods so that the data sets

may be compared from one site to another, one period to another, or among different operators.

To achieve comparability, strict and well-defined protocols, -such as standard operating
procedures (SOPs) and USEPA analytical methods, will be used for both sampling and analysis.
Data will be reported in consistent units as specified in the analytical methods or SOPs.

7.2 FIELD 'QUALITY ASSURANCE/QUALITY CONTROL

A QA/QC program will be implemented to ensure that the data collected are of acceptable and
documented quality. Field QC samples will be submitted to ensure that the sampling procedures
and the laboratory’s measurement system are operating properly. This will be accomplished by
the analysis of trip blanks and matrix spike samples. The concentration of the matrix spike

“sample is known to the analyst in the laboratory. Laboratory QC samples exceeding control

limits require that corrective action be applied until the obtained results are within program
acceptance limits. The use of control charts and quality control limits maintain sample quallty,
QC samples control data quality.

Field QC samples will be submitted to the laboratory in such a way that the analysts can not bias
the results. Such samples will be submitted to the laboratory “blind” in the form of field
duplicates. Results from QC sample analyses will be evaluated independently to ensure the
integrity of the sample data with respect to DQOs.

7.2.1 Trip Blanks

Trip blanks (or transport blanks) will be analyzed to determine if volatile contamination is
occurring during the storage of empty sample containers and transport of the samples on and
from the site. Trip blanks will be prepared by the analytical laboratory [40-milliliter (ml)
volatile organic analysis (VOA) vials containing laboratory-grade reagent water per trip blank]
and sent with the coolers to the site. The sampling team will carry them into the field as samples
are being collected. One trip blank will be included in each cooler.

7.2.2 Field Duplicate Samples

Collection and analysis of field duplicate samples provide an overall estimate of variability
(precision) associated with sample collection and analysis. Field duplicates will be submitted at
a frequency of one for every 20 field samples collected (5 percent). F ield duplicates, collected as
either co-located samples or split samples, will be collected in as identical a manner as possible

to minimize sampling variability.
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7.2.3 Matrix Spike Samples

Matrix spike samples. are duplicate field samples prepared .and analyzed-by the laboratory to
measure precision and assess matrix effects. The:sample is split into _-thrée. aliquots and known
concentrations of analytes are added (spiked) to each of the aliquots. before sample preparation.
All three aliquots are then analyzed. The. recovered spiked analytes. are then calculated and
compared- to each other. ~Additionally, matrix effects inherent in the specific._sample will be
evaluated by comparing the results to the spiked blank. Matrix spike samples are submitted at a
frequency of one for every 20 field samples collected (5 percent). Therefore, one sample will be
analyzed a total of three times: once for the normal sample, once for the matrix spike, and once
for the matrix spike duplicate. MS/MSD samples will only be run for selected analyses. |

7.3 FIELD EQUIPMENT

During site sampling activities, and to meet the requirements of the HSP, ém_bicnt, air quality' will
be monitored for organic vapors. A PID will be used for thié ‘purpo'se._ Groundwater Asanipling
operations will require measurement of ‘ water  quality parametérs, including . spéciﬁc
conductance, pH, temperature, and dissolved oxygen. Instrumenté that will be used to measure
these parameters will be calibrated, maintained, and decontaminated according to manufacturers’

recommendations.

7.4 SAMPLE CUSTODY

Proper sample custody procedures are essential to provide legally defensible r,'e‘s‘ults for possible
use in a court of law. Implementation of proper chain-of-custody procedures will ensure that
custody is documented for every step in the handling of the sample. A sample is considered “in
custody” if: .

« Itis in your possession;
« Itisin your.view, after being in your possession;
o It was in your possession and you placed it in a secured area; or

« Itisin the designated secure area.

7.4.1 Field Documents

Bound and controlled field notebooks will be used to document sampling activities. -Entries into
the field logbook and field data forms will be made legibly and completely. Each entry will
include the sample location, station number, and sample identification number. Field
observations will be recorded with pertinent information necessary to explain and reconstruct

field activities.
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Field data forms will be submitted to, and reviewed by, the assigned field team leader. Data will
be checked for completeness, accuracy, and adherence to samplmg protocols Inconsistencies or
deviations from planned sampling will be identified promptly and dealt with 1mmed1ate1y

The laborétory receiving the samples to be analyzed will provide the final sign- -off on the
chain-of-custody record. The receiving agent for the laboratory is respon51b1e for inspecting all
coolers, verifying the integrity of the custody seals and contents, and confirming that each
sample received is as denoted on the attached cham-of-custody record. Any problems in the
transportation or condition of samples will be brought to the attention of the Project Manager as
soon as possible before the initiation of any analyses. Samples will be logged in serially
numbered standard laboratory tracking report sheets and secured-in controlled refrigerated

sample storage areas, as necessary, before analysis.

7.4.2 Sample Labels. -

The sample label will be used Vto‘identify each individual szim’p]e.v The label wil_l correspond to
information contained in the chain-of-custody form. ~The sample label will contain the
following:

o  Project Name

«  Project Number

«  Sample Number

«  Date of Sample Collection
o  Time of Sample Collect‘ion
o  Sampler’s Initials

o  Preservatives Used

« . Analyses Requested

Each sample container will have a label. The l‘abel will be attached to the exterior of the
container and covered with transparent tape. To prevent the label from getting wet, each sample
container will be placed in a plastic Ziplock® or equivalent bag.

7.4.3 Custody Seals

Custody seals are tapes that are attached across the opening of the cooler after packing of the
cooler is complete. Because these seals are exposed, it is possible that a seal will be broken
accidentally during shipping. Therefore, more than one seal will be placed on each cooler. The
custody seal will be signed and dated by the individual relinquishing the custody of samples.
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7.4.4 Chain-of-Custody Procedures

Chain-of-custody records will be generated for’ each sample collected. “Each chain- of custody
will contain detailed sampling information enablmg the sampler to collect and ship the samples
to the contract laboratory. The cham-of-custody record will be initiated by the sampler who
collects the field sample Whenever a sample is transferred to another responsrble party, the
cham-of—custody record will be srgned by the person relmqurshmg the samples and the receiving
agent. The orlgmal chain- of-custody record will accompany samples in each cooler shrpped and
a copy of the chain- of-custody retamed in the project ﬁle

7.4.5 Corrections to Field Documentation:

Original data recorded in field logbooks, calculation briefs, field data forms, custody records,
and other data sheet entries will be written with waterproof ink. Corrections will be made by
marking through the incorrect entry with a line and initialing and dating the marked correction.
All unused or replaced sample labels and chain- of-custody forms, wrll be markcd ‘void,” signed
and dated by the field team leader and retained in prOJect ﬁles '

7.5 DATA REDUCTION, VALIDATION, AND REPORTING

Initial data reduction and validation at the laboratory will be carried out as specified by the
respective analytical methods. All samples shipped to the laboratory will be grouped into a
sample delivery group (SDG). For each SDG, the complete results package will be due within
30 days from receipt of the samples. The laboratory will be responsible for reviewing all the
data and assuring that the package submitted is correct based on the faw data.

Data validation will consist of reviewing the laboratory data against the analytical methods and
protocols established for this investigation according to the professional judgment of the Jacobs
Project Chemist. The evaluation of the utility of the data will be based on the results of the QC
samples, the level of contamination of samples mdlcated by blank analysis, and the overall
indications of interferences duc to contammatron

7.5.1 Data Assessment Procedures

Data assessment will follow the data review and validation procedures described above. An
assessment report will summarize the findings of the data review/validation as relevant to project
usage. Data accuracy, precision, and completeness values will be summarized in the assessment

report.
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7.5.2 Quality Assurance Reports’

A quality assurance report, or data validation report, will be prepared by the Project Chemist or
Field Team Leader concerning the performance of sample collection and data quality. The
quality assurance report will include the following:

»  Assessment of accuracy, precision, representativeness, completeness, and comparability;

« Evaluation of holding time compliance for extraction and analysis;

o  Evaluation of reporting limits; |

o Significant QA problems and recommended solutions.

In addition, sampling and data quality information will be summarized and included in the report
of the investigation. The data validation reports will be included as an appendix to the XPA

summary report Section 9.0.

Page 7-7 ©07/05/00
I\oregndeq\05V82200\common\PA-SI\Marine Finance XPA Work Plan.doc

AAC002241



(intentionally blank) -

Page 7-8

I:\oregndeq\05V82200\common\PA-SI\Marine Finance XPA Work Plan.doc

07/05/00

Ry
2
3.4

AAC002242



8 NOILD3S

AAC002243



8.0 HEALTH AND SAFETY PLAN

The Jacobs site-specific HSP and safe plan of action (SPA) is included as Appendix D.
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9.0 REPORTING

After the field activities are completed and the analytical results are available, an XPA Summary
Report documenting the field activities, analytical results, and conclusions will be prepared. The
objective of the XPA Summary Report is to document the data supporting a conclusion whether
a site is releasing, has released, or ¢ould release hazardous substances to the environment.
Sample analytical results will bé presented in tabular form and a brief narrative summary will be
included in the text of the report. The report will be prepared as a draft for review by the DEQ.
Upon receipt and review of DEQ’s comments, a Final Report will be issued. k

The XPA Summary Report will discuss: 1) the rationale for the sampling program and methods
used to iniplement it; 2) analytical results; and 3) additional site information obtained during the
XPA investigation. The XPA Summary Report will also inéludé information on’ sampling
objectives, field procedures, analytical QA/QC, and any deviations to the work plan.

The report will follow a general outline:

Section 1.0, Introduction, which will include information about the site, location,” who
performed the work, for whom the work was performed, and under what authority.

Section 2.0, Site Background, which will include a brief description of the physical
characteristics of the site and immediately adjacent areas, current and historical use, and
apparent problems at the site, such as all areas where hazardous substances are known or
suspected to have been released.

Section 3.0, Sampling Objectives, which will summarize the objectives of the sampling event,
including media sampled, sampling objectives, data gaps to be completed, and information to be
gained.

Section 4.0, Sampling Activities Performed, which will describe all sampling activities
performed including any deviations to the work plan. The following information for each media
as appropriate will be included: 1) sample locations and numbers; 2) sample type; 3) depth or
elevation of sample interval; 4) physical description; 5) sampling procedures, construction
details, and tools used; 6) weather; and 7) any deviations to the work plan.

Section 5.0, Sampling Results, which will include a brief narrative summary of all analytical
data categorized by media and a summary of data quality and usability. Analytical data will be
presented in tabular form and all summary data and data validation reports (see Section 7.5.2)

will be included as appendices.
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3
Section 6.0, Other Data Collected, which will present other incidental site information ’
gathered, such as conversations with site personnel and/or local residents, observation of current .
operations and deliveries, etc. : : S :
: ' S 5
Section 7.0,  Summary and Conclusions, which will, summarize the . results of the XPA £
investigation and whether the information indicates that the Marine Finance site is releasing, has
released, or could release hazardous substances to the environment.
Section 8.0, References yvhich lwi1‘l include citations to all documents and information
referenced in the XPA Summary Report '
Tables mcluded in the XPA Summary Report will mclude summary analytlcal ddta for each i
media and analytlcal data reported above the detection limits (hits table). Frgures will include a -
site location ‘map and sample location maps for each media as approprrate
&3
Appendices will include photographs, background documentation (e.g., sample collection forms, -
boring logs, logbook entries, field notes), analytical data summary reports and validation reports, ‘ ;
and IDW management documentation.
8

gy
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-10.0 SCHEDULE

The work schedule proposed for field activities and report preparation, including the initial
technical coordination and utility clearance activities, is presented below. Certain assumptions
have been made concerning the duration of the fieldwork, laboratory turnaround time and report
presentation. Variations. from these assumptions could result in increased or decreased time in
the work schedule. As work progresses, the Project Manager will continually revise the schedule
and update the DEQ regarding the project status. '

Marine Finance XPA Schedule

1.  Submit Revised Final Work Plan 05 July 2000

2. Submit budget and assumptions proposal (BAP) 30 June 2000

3. DEQ approves Final Work Plan and BAP-issues Notice to 21 July 2000
Proceed

4. DEQ and Jacobs obtain site access agreements, utility 17 July through 28 July 2000
clearance, conduct initial technical coordination and
preparation for field work

5. Perform Field Work 31 July through 11 August
2000
6. Laboratory Analysis due (30 day turnaround) 12 September 2000
7. Submit Draft XPA Report 12 October 2000
8.  DEQ provides comments 10 November 2000
9. Submit Final XPA Report 24 November 2000
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Results Above Portland Harbor Baseline Maximum Values
Portland Harbor Sediment Study

Table 2-1

Sample Location

Analyte (units) SD055 SD055-C SD057 SD057-C | Portland Harbor
(downstream) | (Marine | (upstream) | (upstream) | Sediment Baseline
Finance) Maximum Value
Copper (ppm) 18.8 64 37.8 36.8 60
Lead (ppm) 9 31 9 16 30
Mercury (ppm) 0.02. 0.13 0.04 0.15 0.1
Nickel (ppm) 17.3 33 28 28.1 32
Zinc (ppm) 67.3 178 89.6 913 118
2-Methylnaphthalene (ppm) <19 1400 45 60 150
Benzoic Acid (ppm) <190 <1900 <190 240 <200
Carbazole (ppm) 31 370 210 34 100
Dibenzofuran (ppm) <i9 1300 52 32 100
Total LPAHs (ppm) 212 69410 932 3447 700
Total HPAHSs (ppm) 1750 136300 2085 18950 2400
TOC (%) 1 2.2 1.2 1.2 2
Water Depth (ft) 23 23 13 13 _oeeeeee _
Sample Depth (cm) 0-10 0-90 0-10 090 | @ oo

(DEQ, September 1999)

Note: Bolded values exceed the Portland Harbor Sediment Baseline Maximum Value.
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Table 6-1

Summary of Samples and Laboratory Analyses
Marine Finance, Portland, Oregon

Sample Matrix Analysis Method Reference Rationale’
Identification .
SB-1/GW-1 Soil TPH (diesel), VOC, |NWTPH-Dx, SW5035%/8260B, |Current drum storage area and near north
SVOC, PCB, metals? |SW8270C, SW8082, SW6010B |end of former structure also used as
material staging area. Contents and
potentially released materials are
unknown.

Water TPH (diesel), VOC, [NWTPH-Dx, SW8260B, Same as for SB-1. Looking for indications

SVOC, metals? SW8270C, SW6010B that releases in soil are leaching into
groundwater and potentially migrating to
the Willamette River.

SB-2/GW-2 Soil TPH (diesel), VOC, {NWTPH-Dx, SW5035%/8260B, |Former location of a structure that was

SVOC, PCB, metals?|SW8270C, SW8082, SW6010B |demolished in the early 1960s. Operations
and storage within the building are
unknown. The foundation was later used
for staging of other unknown materials.

Water TPH (diesel), VOC, |NWTPH-Dx, SW8260B, Same as for SB-2. Looking for indications

SVOC, metals? SW8270C, SW6010B that releases in soil are leaching into
groundwater and potentially migrating to
the Willamette River.

SB-3/GW-3 Soil TPH (diesel and NWTPH-Dx, NWTPH-Gx, Former gasoline and diesel USTs were
gasoline), VOC, SW5035°/8260B, SW8270C, located in this area. Also, releases and/or

SVOC, PCB SW8082 disposal of hazardous substances from the |
Quonset hut are possible near the bay door
based on field observations during the site
walk.

Water VOC, SVOC SW8260B, SW8270C Same as for SB-3. Looking for indications
that releases in soil are leaching into
groundwater and potentially migrating to
the Willamette River.

SB-4/GW-4 Soil TPH (diesel) NWTPH-Dx A former 20,000-gallon diesel UST was
located in this area.

Water VOC, SVOC SW8260B, SW8270C Same as for SB-4. Looking for indications
that releases in soil are leaching into
groundwater and potentially migrating to
the Willamette River.

SB-5/GW-5 Soil TPH (diesel), VOC, |NWTPH-Dx, SW5035*/8260B, |Metal storage in the region as well as a

SVOC, TBT, metals® |SW8270C, Krone method, fuel line adjacent to the dock.

SW6010B

Water TPH (diesel), VOC, |[NWTPH-Dx, SW8260B, Same as for SB-5. Looking for indications

SVOC, metals? SW8270C, SW6010B that releases in soil are leaching into
groundwater and potentially migrating to
the Willamette River.

GW-6 Water VOC, SVOC, SW8260B, SW8270C, SW6010B |Area used for general storage, also

metals’ downgradient from possible contamination

sources.
GW-7 Water VOC, SVOC, SW8260B, SW8270C, SW6010B | Area used for general storage, also
metals? downgradient from possible contamination

sources.
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Table 6-1

Summary of Samples and Laboratory Analyses
Marine Finance, Portland, Oregon

Sample Matrix Analysis Method Reference Rationale’

Identification

SS-1 Soil TPH (diesel), VOC, |NWTPH-Dx, SW5035%/8260B, |Current drum storage area and near north
SVOC, PCB, TBT, {SW8270C, SW8082, Krone end of former structure also used as
metals* method, SW6010B material staging areca. Contents and

potentially released materials are
unknown.

SS-2 Soil TPH (diesel), VOC, [NWTPH-Dx, SW5035°/8260B, |Near south end of former structure area
SVOC, PCB, TBT, |SW8270C, SW8082, Krone which was also used as material staging
metals? method, SW6010B area after the building was demolished.

Contents and potentially released materials
* |are unknown.
SS-3 Soil TPH (diesel), SVOC,|INWTPH-Dx, SW8270C, Former scrap metal storage area and oil
. PCB, metals® SW8082, SW6010B stain.

SS4 Soil TPH (diesel), PCB, |NWTPH-Dx, SW8082, Former scrap metal storage area.
metals? SWé6010B

SS-5 Soil TPH (diesel), SVOC, (NWTPH-Dx, SW8270C, Near bay door of Quonset hut where
metals? SW6010B unknown hazardous substances may have

been released and/or discharged. Area was
noted to have soil stains and poor
housekeeping during the site visit.
|SS-6 Soil TPH (diesel), VOC, |NWTPH-Dx, SW5035°/8260B, |Near drum storage and area was noted to
SVOC, PCB, metals? |SW8270C, SW8082, SW6010B |have soil stains and poor housekeeping
during the site visit.

SS-7 Soil TPH (diesel), VOC, [NWTPH-Dx, SW5035%/8260B, |Near area where disposal of carboys was
SVOC, TBT, metals? | SW8270C, Krone method, noted during the site visit. Contents of the

SW6010B carboys and other discharged containers
and materials are unknown.

SS-8 Soil TPH (diesel), VOC, [NWTPH-Dx, SW5035°/8260B, |{Near area where ODOT has materials
SVOC, PCB, metals® |SW8270C, SW8082, SW6010B |staged and area where previous

unauthorized dumping may have occurred.

SS-9 Soil VOC, SVOC, TBT, |SW5035%/8260B, SW8270C, Discretionary sample will be collected
metals? Krone method, SW6010B based on field observations

SS-10 Soil SVOC, Metal SW8270C, SW6010B Discretionary sample will be collected

based on field observations

SS-11 Soil SVOC, Metal SW8270C, SW6010B Discretionary sample will be collected

based on field observations
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Table 6-1

Summary of Samples and Laboratory Analyses
Marine Finance, Portland, Oregon

Sample
ldentification

Matrix

Analysis

Method Reference

Rationale’

SD-1
(0-30cm)

Sediment

TPH (diesel), TPH
(HCID), SVOC,
PCB, TBT, metals?,
TOC, total solids and
grain size, water
content

NWTPH-Dx, NWTPH-HCID,
SW8270C, SW8082, Krone
method, SW6010B, SW9060,
ASTM D422, ASTM D2216.

Seep downgradient of an area that was
noted to have discarded carboys with
unknown contents and soil staining,

SD-2
(0-30cm)

(30-90cm)

Sediment

TPH (diesel), TPH
(HCID), SVOC,
TBT, metals?, TOC,
total solids and grain
size, water content

NWTPH-Dx, NWTPH-HCID,

SW8270C, Krone method,
SW6010B, SW9060, ASTM
D422, ASTM D2216.

Sediment carried off of the site by
stormwater runoff from areas of drum and
materials storage as well as from historic
use of the northern pier currently used by
Mark Even Construction.

Sediment

TPH (diesel), TPH
(HCID), SVOC,
TBT, metals?, TOC,
total solids and grain
size, water content

NWTPH-Dx, NWTPH-ID,
SW8270C, Krone method,
SW6010B, SW9060, ASTM
D422, ASTM D2216.

Sediment carried off of the site by
stormwater runoff from areas of drum and
materials storage as well as from historic
use of the northern pier currently used by
Mark Even Construction.

SD-3
(0-30cm)

(30-90cm)

Sediment

TPH (diesel), TPH
(HCID), SVOC,
PCB, TBT, metals?,
TOC, total solids and
grain size, water
content

NWTPH-Dx, NWTPH-HCID,
SW8270C, SW8082, Krone
method, SW6010B, SW9060,
ASTM D422, ASTM D2216.

Sediment carried off of the site by
stormwater runoff from areas of scrap
metal and materials storage, releases from
the fuel line, as well as from historic use of
the middle pier

Sediment

TPH (diesel), TPH
(HCID), SVOC,
PCB, TBT, metals?,
TOC, total solids and
grain size, water
content

NWTPH-Dx, NWTPH-HCID,
SW8270C, SW8082, Krone
method, SW6010B, SW9060,
ASTM D422, ASTM D2216.

Sediment carried off of the site by
stormwater runoff from areas of scrap
metal and materials storage, releases from
the fuel line, as well as from historic use of
the middle pier

SD-4
(0-30cm)

(30-90cm)

Sediment

TPH (diesel), TPH
(HCID), SVOC,
PCB, TBT, metals?,
TOC, total solids and
grain size, water
content

NWTPH-Dx, NWTPH-HCID,
SW8270C, SW8082, Krone
method, SW6010B, SW9060,
ASTM D422, ASTM D2216.

Sediment carried off of the site by
stormwater runoff from areas of drum and
materials storage as well as from historic
use of the southern pier currently used by
Hendren Tow Boat.

Sediment

TPH (diesel), TPH
(HCID), SVOC,
PCB, TBT, metals?,
TOC, total solids and
grain size, water
content

NWTPH-Dx, NWTPH-HCID,
SW8270C, SW8082, Krone
method, SW6010B, SW9060,
ASTM D422, ASTM D2216.

Sediment carried off of the site by
stormwater runoff from areas of drum and
materials storage as well as from historic
use of the southern pier currently used by
Hendren Tow Boat.
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Table 6-1

Summary of Samples and Laboratory Analyses
Marine Finance, Portland, Oregon

Sample Matrix Analysis Method Reference Rationale'
Identification
SD-5 Sediment  |TPH (diesel), TPH [NWTPH-Dx, NWTPH-HCID, Downstream from historic use of the
(0-30cm) (HCID), SVOC, SW8270C, SW8082, Krone southern pier currently used by Hendren
PCB, TBT, metals?, |method, SW6010B, SW9060, Tow Boat.
'|TOC, total solids and | ASTM D422, ASTM D2216.
grain size, water
content
Sediment  |TPH (diesel), TPH |NWTPH-Dx, NWTPH-HCID, Downstream from historic use of the
(30-90cm) (HCID), SVOC, SW8270C, SW8082, Krone southern pier currently used by Hendren
PCB, TBT, metals?, |method, SW6010B, SW9060, Tow Boat.
TOC, total solids and|JASTM D422, ASTM D2216.
grain size, water
content
SD-6 Sediment  |TPH (diesel), TPH NWTPH-Dx, NWTPH-HCID, Baseline sample collected upstream from
(0-30cm) (HCID), SVOC, SW8270C, SW8082, Krone the Marine Finance site.
PCB, TBT, metals?, {method, SW6010B, SW9060,
TOC, total solids and {ASTM D422, ASTM D2216.
grain size, water
content
Sediment  |TPH (diesel), TPH - (NWTPH-Dx, NWTPH-HCID, Baseline sample collected upstream from
(30-90cm) (HCID), SVOC, SW8270C, SW8082, Krone the Marine Finance site.
PCB, TBT, metals?, |method, SW6010B, SW9060,
TOC, total solids and|ASTM D422, ASTM D2216.
grain size, water
content
SW-1 Water VOC, SVOC, SW8260B, SW8270C, SW6010B{Seep downgradient of an area that was
metals® noted to have discarded carboys with
‘ unknown contents and soil staining.
SW-2 Water VOC, SVOC, SW8260B, SW8270C, SW6010B [Discharge from a drainage pipe coming
metals? from an area that was noted to have
discarded carboys with unknown contents
and soil staining.
SWO-3* Water VOC, SVOC, SW8260B, SW8270C, SW6010B |Sample of opportunity during storm event.
metals?

1 — see also Section 5.0 for detailed rationale.
2 — priority pollutant metals (SW6010 list): Sb, As, Be, Cd, Cr, Co, Cu, Pb, Hg, Ni, Se, Ag, Th, Zn.
3 — soil samples for SW5035/8260B will be collected withan EnCore® sampler.

4 — surface water sample of opportunity may be collected from storm water runoff during a storm event.

*Sufficient sample volume will be collected for the laboratory to perform matrix spike/matrix spike duplicate (MS/MSD) analysis

for QA/QC purposes at 1 soil location and | groundwater location.
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Table 6-2

Sample Quantity Summary
Marine Finance, Portland, Oregon

Matrix Analytic Method ln;;sl::ﬁ:et:on Field QC Samples TOTAL
Dup Rinsates Trip Ms/MSD!
Blank

Soil TPH — NWTPH-Dx 13 1 0 NA 2 16
TPH-NWTPH - Gx 1 0 0 NA 0 1
VOC - SW5035/8260B 10 1 0 NA 2 13
SVOC - SW8270C 14 1 0 NA 2 17
PCB - SW8082 9 1 0 NA 2 12
TBT — Krone method 5 0 0 NA 0 5
Metals — SW6010 14 1 0 NA 2 17

Sediment | TPH-NWTPH-Dx 11 1 1 NA 2 15
TPH - NWTPH-HCID 11 0 0 NA 0 11
SVOC - SW8270C 11 1 1 NA 2 15
PCB - SW8082 9 1 1 NA 2 13
Metals — SW6010 11 1 1 NA 2 15
TBT -~ Krone method 11 i 1 NA 2 15
(Krone et al, 1989)
TOC - SW9060 11 0 0 NA 0 11
Water Content — ASTM 11 0 0 NA 0 11
D2216
Soil Classification —~ ASTM 11 0 0 NA 0 1
D422

Water? TPH - NWTPH-Dx 3 1 0 NA 0 4
VOC - SW8260B 10 1 0 3 0 14
SVOC - SW8270C 10 1 0 NA 0 11
Metals - SW6010B 8 1 0 NA 0 9

1 — MS/MSD samples are counted as 2 samples per MS/MSD set (i.e. one MS and one MSD)

2 — MS/MSD and equipment rinsate samples will not be collected for analysis because these groundwater data are considered

screening level data.
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Table 6-3

Sample Containers, Holding Times, and Preservatives

Marine Finance, Portland, Oregon

Analytical Method Matrix Sample Container Preservative Hoid Time Number of
(days) Containers -
(extract / Required’
analysis
VOC - SW8260B Soil 3 x EnCore® Sampler® 4°c 48 hours 48
, Water 3 x 40 ml vials HCl, 4°C 14 46
SVOC - SW8270C Soil/Sed | 1x 125 ml glass jar 4°C 14/40 34
Water 2 x 1 liter amber glass 4°C 7/40 24
TPH - NWTPH-Dx Soil/Sed | 1 x 125 ml glass 4°C 28 34
Water 1 x 1 liter amber glass 4°c 28 5
fPH — NWTPH-Gx Soil 1 x 125 ml glass 4°c 28 1
PCB - SW8082 Soil/Sed I x 250 ml glass jar 4°C 14/40 28
TBT - Krone method Soil/Sed | 1x 125 mi glass 4°C 180 22
Metals Soil/Sed | 1x 250 ml glass jar 4°C 180 35
Water 1 x 500 ml poly 4°C, HNO, 180 10
TOC — SW9060 - Sed 1x 125 ml glass 4°c 7 12
Water Content Sed 1 x 125 ml glass NA NA 12
Soil Classification Sed 1x 125 ml glass NA NA 12

Notes:

1 — Includes 5% extra for poly containers and 10% for glass.
2 — Required 3 x EnCore samplers per analysis (EnCore samplers used for SW5035 instead of methanol preservation).
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Table 7-1

Analytical Procedures Summary
Marine Finance, Portland, Oregon

Analyte Media Analytical Quantitation Accuracy Precision Completeness
Method Limit {%R) {RPD) (%)
Metals Soil USEPA 0.1 -20 mg/